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PLANNING COMMISSION AGENDA 

IN-PERSON/VIRTUAL HYBRID MEETING 
CITY HALL AUDITORIUM, 250 N 5th STREET 

TUESDAY, JANUARY 10, 2023 - 5:30 PM 
Attend virtually: https://bit.ly/GJ-PC-01-10-2023 

 

  

 
 
Call to Order - 5:30 PM 
  
Consent Agenda 
 
1. Minutes of Previous Meeting(s) 
  
2. Consider a Request by Normal Brothers, LLC to Extend for One-Year until January 11, 

2024 the Conditional Administrative Approval to Record the Plat for Eagle Estates, 10 Lots 
on 5.44 acres in an R-2 (Residential-2 du/ac) zone district. 

  
Regular Agenda 
 
1. Consider a request by Grand Junction Venture LLC to zone 17.42 acres from County 

Residential Single Family – 4 (RSF-4) to R-12 (Residential – 12 du/ac) located at the 
northeast corner of 31 Rd and E ½ Rd. 

  
2. Consider a request by Roy A. Laplante, III, to zone 1.45 acres from County RSF-R 

(Residential Single Family Rural - one dwelling per five acres) to City I-1 (Light Industrial) 
located at 2795 Riverside Parkway. 

  
3. Consider a request by Casas Land Partners LLC, to Amend Ordinance 4482 for the Casa 

de Luz Planned Development to adjust the maximum building height for only Unit 4 from 
24’ to 34’, located at 365 W. Ridges Blvd. 

  
Other Business 
  
Adjournment 
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #2. 

  
Meeting Date: January 10, 2023 
  
Presented By: David Thornton, Principal Planner 
  
Department: Community Development 
  
Submitted By: David Thornton, Principal Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a Request by Normal Brothers, LLC to Extend for One-Year until January 11, 
2024 the Conditional Administrative Approval to Record the Plat for Eagle Estates, 10 
Lots on 5.44 acres in an R-2 (Residential-2 du/ac) zone district. 
  
RECOMMENDATION: 
  
Staff recommends approval of the request. 
  
EXECUTIVE SUMMARY: 
  
The Applicant, Normal Brothers, LLC, owner Robert Hurni, has requested an additional 
One-Year Extension to record the final plat of the Eagle Estates Subdivision, located at 
2711 H Road and 2719 H Road.  The applicant received administrative conditional 
approval from the City on January 11, 2019 for two years and a one-year extension to 
January 11, 2022 prior to receiving a one-year extension from Planning Commission to 
January 11, 2023.  The Applicant is proposing an additional one-year extension 
requiring the plat to be recorded by January 11, 2024. No other changes are being 
requested.  If the applicant does not complete all steps in preparation for recording a 
final plat within the proposed one-year extension approval, the preliminary subdivision 
plan and final plat shall require another review and processing as per Section 
21.02.070 and shall then meet all the required current code regulations at that time. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
The Eagle Estates Subdivision consists of ten (10) lots on 5.44 acres located at 2711 H 
Road and 2719 H Road.  The zoning of the property is R-2.  The Final Plat received 
administrative conditional approval on January 11, 2019. 
 
The Zoning and Development Code provides for a two-year approval for subdivision 
plats by the Director with an allowed one-year extension by the director to allow for a 
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total three-year period before a developer seeks any extension(s) from Planning 
Commission.  If the applicant does not complete all steps in preparation for recording a 
final plat within the proposed approval period, the preliminary subdivision plan and final 
plat shall require another review and processing as per Section 21.02.070 and shall 
then meet all the required current code regulations at that time.  The applicant is 
seeking a longer time period to record the Eagle Estates Subdivision plat.  Under 
Section 21.020070 of the Zoning and Development Code, Planning Commission can 
approve the extension(s) for recording a plat beyond what the Code allows the Director 
to permit. 
 
Normal Brothers LLC is requesting a one-year extension on the Eagle Estates project 
because of unforeseen delays. It took them 18 months to clear up the title work on the 
Gail Redin property located to the east of Eagle Estates before they could get a sewer 
easement from her. It took another 8 months to finalize the sewer easement. They 
spent 6 - 8 months getting approval from the Bureau of Reclamation to construct the 
sewer line. The sewer line was constructed last winter when the canal had no water 
running through it.  However it was determined that the agreement with the Bureau of 
Reclamation needs to be re-written and executed with language acceptable to the City 
that provides the City with the ability to accept the sewer line as public 
infrastructure.  This process between the City and the Bureau of Reclamation (“BOR”) 
is continuing but taking much longer than expected.  The agreement/license with the 
BOR is relevant and important to the City as the sanitary sewer line lies within the right-
of-way for the Highline Canal and a public sanitary sewer line with this development will 
allow for additional future development in this area of the City.  There is also a need for 
a new sewer easement with the Redin property owner to be executed as well.  None of 
this can be completed before the current 4-year development schedule expires on 
January 11, 2022 and therefore the applicant is seeking additional time (one year) to 
complete the subdivision. 
 
Request for a One-Year Extension to Record the Plat 
 
The following is language from the Zoning Code that provides these allowances as 
found in Section 21.02.070 Administrative development permits. 
 
21.02.070(s) Final Plat. 
(iv)    Form of Final Action. The form of final approval by the Director shall be the 
recording of the plat as provided in subsection (u) of this section. If the Director 
approves the final plat, then the applicant’s surveyor or engineer shall then make any 
changes necessary or required to comply with final approval conditions. The plat shall 
then be recorded within two years of action by the Director or as directed in the 
approved phasing plan/development schedule, subject to extensions granted in 
accordance with subsection (u)(4) of this section. 
 
(u)    Recording of Subdivisions. The Director shall record all final plats and related 
documents as follows: 
(4)    If the applicant does not complete all steps in preparation for recording a final plat 
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within two years of approval of the preliminary subdivision plan…. One extension of 12 
months may be granted by the Director so long as the plan is consistent with the 
Comprehensive Plan and current zoning requirements. Additional extensions may be 
granted by the Planning Commission so long as the plan is consistent with the 
Comprehensive Plan and current zoning requirements. 
 
The developer is seeking Planning Commission approval of an additional One-Year 
extension to record the Eagle Estates Subdivision Plat until January 11, 2024. 
 
NOTIFICATION REQUIREMENTS 
Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code. The subject property was posted with an application 
sign on December 23, 2022. Mailed notice of the public hearings before Planning 
Commission in the form of notification cards was sent to surrounding property owners 
within 500 feet of the subject property, as well as neighborhood associations within 
1000 feet, on December 30, 2021. The notice of this public hearing was published on 
January 3, 2023 in the Grand Junction Daily Sentinel.   
 
ANALYSIS   
In accordance with the Zoning and Development Code, a request to extend the time for 
recordation of an approved plat may be extended beyond the 3-years the Director can 
grant pursuant to Section 21.02.070.  The Applicant’s request is to seek additional time 
to execute needed easement(s) and/or agreement(s) before the plat can be recorded, 
thus the purpose for the extension request.  The proposed additional timeframe 
provides for the plat to be recorded before January 11, 2024. 
 
Section 21.02.070(s) of the Code provides that the form of final approval by the Director 
shall be the recording of the plat as provided in subsection (u) of section 
21.02.070.   Conditional approval was granted administratively by city staff for the Eagle 
Estates Subdivision on January 11, 2019.  Section 21.02.070(u) of the Code provides 
the timeline for recording plats providing for a one-year extension beyond the initial 2-
year approval given administratively.  This includes recording the original plat with any 
required documentation.  This one-year extension occurred for the Eagle Estates 
Subdivision to record the plat by January 11, 2022.  Planning Commission’s approval of 
an extension for one year approved, January 11, 2022 allowed for the plat to be 
recorded by January 11, 2023. 
 
This subsection also permits the applicant to request and receive an extension of time 
multiple times from the Planning Commission to complete the recordation of the 
plat.  Staff finds the applicant has been working on completing all necessary work in a 
timely fashion but has been delayed due to working within timeframes where others 
have influenced the time it took thereby, more time is needed to correct all deficiencies 
and documentation required before the plat can be recorded.  As such, staff is 
supportive of the applicant’s request to extend the time for one additional year to record 
the final plat by January 11, 2024. 
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RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the request to extend one year until January 11, 2024, the recordation 
of the Eagle Estates Subdivision plat, SUB-2017-605, located at 271 and 2719 H Road, 
the following findings of fact have been made: 
 
1.    The proposed one-year extension is in compliance with Section 21.02.070 of the 
Zoning and Development Code, and 
2.    The proposed extension is acceptable due to the unforeseen delays that have 
occurred over the past 4 years for the project. 
 
Therefore, Staff recommends approval of the requested one-year extension.   
  
SUGGESTED MOTION: 
  
Chairman, on the request to extend for one-year until January 11, 2024, the approval to 
allow for recordation of the plat for the Eagle Estates Subdivision located at 2711 H 
Road and 2719 H Road, City file number SUB-2017-605, I move that the Planning 
Commission approve the request with the findings of fact as provided within the staff 
report. 
  

Attachments 
  
1. Request for One Year Extension to Record Plat 
2. EAGLE ESTATES SUB REV10 
3. Site Maps and Photo 
4. Decision Letter with previous extension requests 
5. Public Comments 
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David Thornton

From: Robert Hurni <rhurni@acsol.net>
Sent: Thursday, December 15, 2022 6:25 PM
To: David Thornton
Subject: Eagle Estates Extension

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 
 
 
 
 
David Thornton, 
 
 
Normal Brothers LLC is requesting a 1 year extension on the Eagle Estates project. We are still working with the BOR on 
the sewer line agreement within their easement for the City of Grand Junction. This has been a long slow process and it 
appears that the final agreement will take place but not this year. We are also in the process of finalizing the installation 
of said sewer to satisfy all concerned( City and BOR). 
We are also working on finalizing the sewer easement from the Redin property due to an unknown name change from 
the original easement. Thank you for your cooperation in this matter. 
 
 
Robert Hurni 
 
 
 
-- 
This email has been checked for viruses by Avast antivirus software. 
www.avast.com 
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David Thornton

From: Robert Hurni <rhurni@acsol.net>
Sent: Friday, December 16, 2022 12:39 PM
To: David Thornton
Subject: Eagle Estates Extension

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 
 
 
 
 
David, 
 
I also want to add that the offsite sewer line had to be raised approximately 4' and that precipitated a change in the 
engineering for the roadway and grading on the Eagle Estates Subdivision. This caused a 
6 month delay in getting the final engineering done for final submittal to the city of which is being done now. 
 
Robert Hurni 
 
 
-- 
This email has been checked for viruses by Avast antivirus software. 
www.avast.com 

Packet Page 7



Packet Page 8



                            

   Zoning Map         Land Use Map 

   

   Air Photo         Site Photo 
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GRAND JUNCTION PLANNING COMMISSION  
January 11, 2022 MINUTES 

5:30 p.m. 

The meeting of the Planning Commission was called to order at 5:32 p.m. by Chair Andrew 
Teske.   
 
Those present were Planning Commissioners; Chair Andrew Teske, George Gatseos, Shanon 
Secrest, Keith Ehlers, Ken Scissors, Melanie Duyvejonck, and Kimberly Herek. 
 
Also present were Jamie Beard (Assistant City Attorney), Tamra Allen (Community Development 
Director), Kristen Ashbeck (Principal Planner), Felix Landry (Planning Supervisor), Dave Thornton 
(Principal Planner), Rick Dorris (Development Engineer), Trent Pall (Director of Public Works), 
and Kalli Savvas (Planning Technician). 

 
There were 19 members of the public in attendance and 14 virtually. 
 
CONSENT AGENDA___________             ___________________________________________ 

 
1. Approval of Minutes____________________________             __________________________ 

Minutes of Previous Meeting(s) from December 14, 2021. 
 

2. 791 Jordanna Road Irrigation Easement Vacation                                      File # VAC-2021-758 
Consider a request by George and Sharon Pettit for vacation of a public irrigation easement on 
.427639 acres located at 791 Jordanna Road in a neighborhood zoned as Planned Development. 
 

3. Eagle Estates Platting Extension                                                                  File # SUB-2017-605  
Consider a Request by Normal Brothers LLC to Extend for a one-year extension (January 11, 
2023) for the Conditional Administrative Approval to Record the Plat for Eagle Estates, 10 Lots on 
5.44 acres in an R-2 (Residential-2 du/ac) zone district. 

 
Motion and Vote 
Commissioner Gatseos moved to adopt Consent Agenda Items #1-3. Commissioner Secrest 
seconded the motion. The motion carried 7-0. 
 

REGULAR AGENDA______________________________________________________ 
 

1. GJ Regional Center Group Home Rezone                                                   File # RZN-2021-733 
Consider a request by the State of Colorado, acting by and through the Department of Personnel 
and Administration for the use and benefit of the Department of Human Services (the 
“Department of Human Services of CO”) to 2.4 acres from R-4 (Residential 4 du/ac) to R-5 
(Residential 5 du/ac), located at 639 Pioneer Road.  
 
RESCHEDULED TO JANUARY 25, 2022. 
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2. Redlands 360 Outline Development Plan                                                     File # PLD-2020-698 
Consider a request by Grand Junction Land Company LLC (Owner of Part), Redlands Three Sixty 
LLC (Owner of Part), and La Plata Communities LLC (Applicant) for Review and Approval of a 
Planned Development (PD) Outline Development Plan (ODP) for the Redlands 360 Development 
Proposed on a Total of 600 Acres South of the Redlands Parkway and Highway 340 Intersection 
Over a 25-Year Timeframe. 
 
Staff Presentation 
Kristen Ashbeck, Principal Planner, introduced exhibits into the record and provided a 
presentation regarding the request. 
 
Applicant Presentation 
The applicant Doug Quimby, owner of La Plata Communities, Robert McGregor owner of the 
property, Cody Humpfree, director of planning at La Plata Communities, Ted Chivone, and John 
Justice presented. 
 
Questions for Staff 
Commissioner Gatseos and Ehlers asked about the conditional approval for the project.  
 
Public Hearing 
The public hearing was opened at 5 p.m. on Tuesday, January 4, 2022, via www.GJSpeaks.org. 
 
Debra Witsman made a comment to keep the name easter hill, does not want to have access to 
easter hill. 
 
Richard Swingle made a comment about the cost impact for the city of the development. 

 
The public hearing was closed at 7:44 p.m. on January 11, 2022. 

 
Questions for Applicant 
Commissioner Gatseos asked about the applicant’s involvement in the comprehensive plan. 
Commissioner Ehlers asked about the appraisal variance.  
Commissioner Gatseos asked about phasing and market value. 
Commissioner Ehlers asked about the land evaluation assessments. 
Commissioner Gatseos asked about the traffic flow. 
Commissioner Ehlers asked about density projections and traffic studies.  
Commissioner Gatseos asked the applicant to define gross and net density.  
Commissioner Ehlers, Gatseos, and Scissors made comments in support of the development and 
their commitment to keeping public land and trails.  
 
Discussion 
 
 
Motion and Vote 
Chairman Teske and Commissioner Secrest abstained from item #2. 
 

Packet Page 15

http://www.gjspeaks.org/


Commissioner Ehlers made the following motion, Vice Chair, on the Planned Development (PD) 
Outline Development Plan (ODP) for the proposed Redlands 360 development that will zone a 
portion of the property that was recently annexed to the City, rezone a portion of the property from 
R-4 to PD, amend the Comprehensive Plan to relocate a small portion of Commercial land use 
within the site, and establish an overall PD ODP for the entire property over a 25-year timeframe, 
for the property located generally south of the Redlands Parkway and Highway 340 intersection, 
City file number PLD-2020-698, I move that the Planning Commission forward a recommendation 
of approval to City Council with the Findings of Fact and subject to the land valuation assessment 
condition and imposition of an expiration date on the ODP of December 31, 2046, all as stated  in 
the Staff Report dated January 11, 2022 and admitted as an exhibit at the hearings on PLD-2020-
698. 
 

 
Commissioner Gatseos seconded the motion. The motion carried 5-0. Scissors, Ehlers, Gatseos, 
Duyvejonck, and Herek.  

 
 

3. Density Cap Code Amendment___________________________________________________                                        
Consider a request by the City of Grand Junction to Amend Title 21 of the Grand Junction 
Municipal Code to modify residential density regulations for development projects occurring within 
the B-1 Neighborhood Business, C-1 Light Commercial, M-U Mixed Use, and BP Business Park 
Mixed Use zoning districts.  
 
Staff Presentation 
Felix Landry, Planning Supervisor, gave a presentation regarding the request. 

 
Questions for Staff 
None. 
 
Public Hearing 
The public hearing was opened at 5 p.m. on Tuesday, January 4, 2022, via www.GJSpeaks.org. 

 
No public comment. 
 
The public hearing was closed at 7:47 p.m. on January 11, 2022. 

 
Staff Response 
None. 
 
Questions for Staff 
None. 
 
Discussion 
None. 
 
Motion and Vote 
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Commissioner Ehlers made the following motion, Vice Chair, on the Zoning and Development 
Code Amendments, ZCA-2022-4, I move that the Planning Commission forward a 
recommendation of approval with the findings of fact as listed in the staff report. 
 
Commissioner Secrest seconded the motion. The motion carried 6-0. Scissors, Secrest, Ehlers, 
Gatseos, Duyvejonck, and Herek. 

 
4. Other Business__________________________________________________________ 

None. 
 

5. Adjournment____________________________________________________________ 
Commissioner Gatseos moved to adjourn the meeting. Commissioner Herek seconded the 
motion. The vote to adjourn was 6-0. Scissors, Secrest, Ehlers, Gatseos, Duyvejonck, and Herek. 
The meeting adjourned at 8:33 p.m. 
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #1. 

  
Meeting Date: January 10, 2023 
  
Presented By: Nicole Galehouse, Principal Planner 
  
Department: Community Development 
  
Submitted By: Nicole Galehouse, AICP, Principal Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Grand Junction Venture LLC to zone 17.42 acres from County 
Residential Single Family – 4 (RSF-4) to R-12 (Residential – 12 du/ac) located at the 
northeast corner of 31 Rd and E ½ Rd. 
  
RECOMMENDATION: 
  
Staff recommends approval of the request. 
  
EXECUTIVE SUMMARY: 
  
The Applicant, Grand Junction Venture LLC is requesting a zone of annexation to R-12 
(Residential 8 to 12 du/ac) for the Grand Valley Estates Annexation.  The approximately 
17.42-acres of land is located at the northeast corner of 31 Rd and E ½ Rd and borders 
on three sides a property owned by Mesa County that contains portions of the Lewis 
Wash. The subject property is located west of Long Park and is undeveloped.   
 
The property is Annexable Development per the Persigo Agreement.  The zone district 
of R-12 is consistent with the Residential Medium (5.5 to 12 du/ac) Land Use category 
of the Comprehensive Plan.  
  
BACKGROUND OR DETAILED INFORMATION: 
  
BACKGROUND 
The Applicants are requesting a zone district of R-12 (Residential – 12 du/ac).  The 
property is currently zoned in the County as Residential Single Family – 4 (RSF-
4).  The proposed zone district of R-12 is consistent with the Residential Medium (5.5 to 
12 du/ac) Land Use category of the Comprehensive Plan. 
 
Development to the west and north of the subject property in the County are zoned 
RSF-4 and consist mostly of single-family residential lots averaging a density close to 
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2.6 dwelling units per acre.  The property to the east is Long Park.  Property to the 
south is split between County zoned RSF-4 and City zoned Light Commercial (C-1); all 
of the properties to the south have a Future Land Use designation of 
Commercial.  Zoning will be considered in a future action by City Council and requires 
review and recommendation by the Planning Commission. 
 
The annexation area has sewer service and all other urban amenities to the 
property.   It is located within Tier 2 on the Intensification and Growth Tiers Map of the 
Comprehensive Plan.  The goal to “encourage infill and redevelopment to leverage 
existing infrastructure” supports the Applicant’s request of a zone of annexation of R-
12. 
 
The R-12 zoning establishes densities between 8 and 12 dwelling units per acre.  The 
R-12 requested zoning implements the Comprehensive Plan’s Residential Medium 
Land Use category. This land use designation was amended during the 2020 One 
Grand Junction Comprehensive Plan process, when the subject property was identified 
as being a location where increased density would be desired.   
 
The purpose of the R-12 (Residential – 12 du/ac) zone district is to provide for high 
density development allowing several types of residential units within specified 
densities. R-12 may serve as a transitional district between single-family and trade 
districts. This district is intended to allow a mix of residential unit types and densities to 
provide a balance of housing opportunities in a neighborhood.  This zone may be 
appropriate as part of a mixed use center.  This property is located in a transitional 
location between the commercial uses along the I-70B corridor and the residential 
neighborhoods on the west side of the Lewis Wash and 31 Road.  The increased 
separation provided by the wash adds to the compatibility with surrounding zone 
districts.  In addition, the subject property is served by a variety of public and 
community facilities, including open space at Long Park to the east, a middle and high 
school a little further east, a neighborhood grocery store to the south, and a commercial 
district a mile to the east. 
 
In addition to the R-12 zoning requested by the petitioner, the following zone districts 
would also be consistent with the proposed Comprehensive Plan designation of 
Residential Medium (5.5 to 12 du/ac). 
 
a.    R-8 (Residential – 8 du/ac) 
b.    CSR (Community Services and Recreation) 
c.    Mixed Use Residential (MXR-3) 
d.    Mixed Use General (MXG) 
e.    Mixed Use Shopfront (MXS) 
 
NOTIFICATION REQUIREMENTS 
A Neighborhood Meeting regarding the proposed Annexation and Zoning was held on 
Zoom on June 8, 2022, in accordance with Section 21.02.080 (e) of the Zoning and 
Development Code.  The Applicant’s representative and City staff were in attendance, 
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along with approximately 13 participants.   
 
An official development application was submitted to the City of Grand Junction for 
review on July 7, 2022.  After submitting the application, the Applicant modified the 
request for zoning and held a second neighborhood meeting to ensure compliance with 
notification requirements.  That meeting was held on September 12, 2022 via 
Zoom.  The Applicant’s representative and City staff were in attendance, along with 
approximately 7 participants. 
 
During the June neighborhood meeting, concerns on the project were raised about 
traffic, access, and what is permitted in the R-8 zone district, specifically about height 
restrictions.  In September, the neighborhood concerns were again primarily focused on 
traffic impacts on E ½ Rd along with access to the site.  Additional concerns raised at 
this meeting were about the presence of floodplain, the lack of a development plan at 
the annexation stage, impacts on emergency services, and the increase in density. 
 
Notice was completed consistent with the provisions in Section 21.02.080(g) of the 
City’s Zoning and Development Code.  The subject property was posted with an 
application sign on November 22, 2022. Mailed notice of the public hearings before 
Planning Commission and City Council in the form of notification cards was sent to 
surrounding property owners within 500 feet of the subject property on December 2, 
2022.  The notice of the Planning Commission public hearing was published December 
6, 2022 in the Grand Junction Daily Sentinel.   
 
It was brought to the attention of staff that the property posting had come down at an 
unknown date prior to the December 13, 2022 Planning Commission hearing.  In 
addition, there was a flaw on the notification cards that listed the proposed zoning at the 
original request of R-8 instead of the revised request of R-12.  The item was requested 
to be rescheduled so that notice could be redone to ensure absolute compliance with 
Section 21.02.080(g). 
 
Revised notice was completed consistent with the provisions in Section 21.02.080 (g) of 
the City’s Zoning and Development Code.  The subject property was posted with an 
application sign on December 13, 2022. Mailed notice of the public hearings before 
Planning Commission and City Council in the form of notification cards was sent to 
surrounding property owners within 500 feet of the subject property on December 29, 
2022.  The notice of the Planning Commission public hearing was published January 3, 
2023 in the Grand Junction Daily Sentinel.   
 
Other Notification: 
Public comment will also be offered through the GJSpeaks platform. 
 
ANALYSIS 
The criteria for review are set forth in Section 21.02.140 (a) and includes that the City 
may rezone property if the proposed changes are consistent with the vision, goals and 
policies of the Comprehensive Plan and must meet one or more of the following rezone 
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criteria as identified:   
 
(1)      Subsequent events have invalidated the original premises and findings; and/or 

The property owners have petitioned for annexation into the City limits and 
requested zoning of R-12 which is compatible with the Comprehensive Plan Land 
Use Map designation of Residential Medium (5.5 to 12 du/ac).  Since the 
Applicant’s properties are currently in the County, the annexation of the property 
is a subsequent event that will invalidate one of these original premises, a county 
zoning designation.  In addition, during the 2020 One Grand Junction process, the 
land use designation on the property was changed from Residential Medium Low 
(2 – 4 du/ac) to Residential Medium (5.5 – 12 du/ac).  In considering where 
density could be increased, locations were evaluated that had nearby amenities, 
decreasing the stress on infrastructure and allowing the sites to increase density 
without sacrificing access to basic needs, such as open space and grocery 
stores.  The subject property for the rezone has ample open space nearby, along 
with a middle school, high school, and grocery store within walking 
distance.  Annexations into the City must be zoned in compliance with the 
adopted Comprehensive Plan.   The requested zoning of R-12 both implements 
the Residential Medium future land use designation and is consistent with the 
intent of the land use change to increase density. 

 
Staff finds this criterion has been met. 

 
(2)      The character and/or condition of the area has changed such that the 
amendment is consistent with the Plan; and/or 

The character or condition of the area has not changed much over the past 
several decades.  The majority of the residential neighborhoods in the vicinity 
were established between the mid-1980s and the early 2000s.  Long Park was 
built in 2007 and the first commercial development to the south was constructed 
in 2009.   
 
Staff finds that there have not been significant changes and this criterion has not 
been met.   

 
(3)      Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or 
 

Existing public and community facilities and services are available to the 
annexation and are sufficient to serve land uses associated with the proposed R-
12 zone district when developed.  The property has access from E ½ Road and 
will construct additional improvements with any further development on the 
site.  Sanitary sewer located within the right-of-way is already available to the 
site.  Domestic water service is available through a Clifton Water District water 
line to the site in E ½ Road and the area can be served by Xcel Energy for 
electricity and natural gas.   
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To the west just over one mile is Fruitvale Elementary School.  Both Grand Mesa 
Middle School and Central High School are under 1/3-mile east of the site.  Also 
within walking distance is a neighborhood grocery store, south of the property 
across E 1/2 Road.  The site is located just north of the I-70B corridor, with 
shopping available in the Clifton commercial district under a mile away.  The 
property is located within the Clifton Fire District, with the closest station located 
at 3254 F Road, approximately 1.5 miles from the property.     
 
Staff has found the public and community facilities are adequate to serve the type 
and scope of the residential land use proposed at the R-12 densities, therefore 
staff have found this criterion has been met. 

 
(4)      An inadequate supply of suitably designated land is available in the community, 
as defined by the presiding body, to accommodate the proposed land use; and/or 

The subject property and surrounding area are designated on the Comprehensive 
Plan Land Use Map as Residential medium (5.5 to 12 du/ac).  The proposed 
zoning designation of R-12 meets the intent of achieving the minimum and 
desired density for the property with this request, to develop at the high end of the 
Residential Medium land use category.  The closest properties within City limits 
are across E ½ Road, which are zoned C-1, and to the west of those are 
properties zoned R-4.  For unincorporated areas of the neighborhood, Mesa 
County has zoned the majority of the area Residential Single Family – 4 (RSF-4) 
with a few properties having a Residential Office (R-O) or (Planned Unit 
Development (PUD) zone.  The County portions of the neighborhood are largely 
built out as low density residential, park, and educational facilities.  The Land Use 
Map defines the immediate properties to the north of the site, between the Lewis 
Wash, F Rd, and Long Park, as Residential Medium and the area south of E 1/2 
Road as Commercial.  With most of the area being already developed at lower 
densities or reserved for commercial, civic, and institutional uses, there is a need 
for the middle-density housing that the R-12 zone district provides.   

 
Staff finds that this criterion has been met. 

 
(5)      The community or area, as defined by the presiding body, will derive benefits 
from the proposed amendment.   

Annexation and zoning of the property will create additional land within the City 
limits for growth and helps fill in the patchwork of unincorporated and/or urban 
area that is adjacent to the City limits.  The annexation is also consistent with the 
City and County 1998 Persigo Agreement. The requested zone district provides 
housing within a range of density that has been defined as urban densities in the 
2020 One Grand Junction Comprehensive Plan and is consistent with the needs 
of the community.  This principle is supported and encouraged by the 
Comprehensive Plan and furthers the plan’s goal of promoting a diverse supply of 
housing types that meet the needs of all ages, abilities, and incomes identified in 
Plan Principle 5: Strong Neighborhoods and Housing Choice, Chapter 2 of the 
Comprehensive Plan.   
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Therefore, Staff finds that this criterion has been met. 

 
Section 21.02.160 (f) of the Grand Junction Zoning and Development Code provides 
that the zoning of an annexation area shall be consistent with the adopted 
Comprehensive Plan and the criteria set forth.  Though the R-8 zone district as well the 
CSR and Mixed Use zone districts could be considered in a Residential Medium Land 
Use area, the R-12 zone district is consistent with the recommendations of the Plan’s 
Land Use Map and provides a much-need missing housing type to benefit the 
community. 
 
Consistency with Comprehensive Plan 
In addition to the above criteria, the City may rezone property if the proposed changes 
are consistent with the vision, goals, and policies of the Comprehensive Plan. The 
following provides an analysis of the relevant sections of the Comprehensive Plan that 
support this request.   
 
Implementing the Comprehensive Plan.  The proposed rezone to R-12 (Residential – 
12 du/ac) implements the following Plan principles, goals, and policies of the 
Comprehensive Plan: 
 

• Land Use Plan: Relationship to Existing Zoning   
o Requests to rezone properties should be considered based on the 

Implementing Zone Districts assigned to each Land Use 
Designation.  As a guide to future zoning changes, the Comprehensive 
Plan states that requests for zoning changes are required to implement 
the Comprehensive Plan. 

o The 2020 Comprehensive Plan provides the subject property with a 
land use designation of Residential Medium.  As outlined in the 
background section of this staff report, the R-12 zone district is a 
permissible district to implement the Residential Medium designation. 

 

• Plan Principle 3: Responsible and Managed Growth 
o Goal: Support fiscally responsible growth and annexation policies that 

promote a compact pattern of growth…and encourage the efficient use 
of land. 

o Goal: Encourage infill and redevelopment to leverage existing 
infrastructure. 

o The proposed rezone will provide for a higher density of development 
in an area of the City where infrastructure is readily available.  The 
higher density implements a more compact pattern of growth, utilizing a 
smaller footprint for a greater number of residential units. 
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• Plan Principle 5: Strong Neighborhoods and Housing Choices 
o Goal: Promote more opportunities for housing choices that meets the 

needs of people of all ages, abilities, and incomes. 
o The R-12 (Residential – 12 du/ac) zone district is an important zone 

district to provide the ‘missing middle’ housing product types.  The 
provision of this zone district in this area can help to fill in gaps in 
available housing for the community. 

 

• Plan Principle 6: Efficient and Connected Transportation 
o Goal: Encourage the use of transit, bicycling, walking, and other forms 

of transportation. 
o The subject property is located at the intersection of 31 Road, which is 

part of the City’s Active Transportation Corridor that connects to the 
Colorado Riverfront Trail.  This is a safe pedestrian and cyclist east-
west route through this part of the City and can connect to other trails 
into the more central areas.  In addition, this infill project is located 
within an easy walking distance to both a middle and high school, as 
well as a County park. 

 

• Chapter 3 – Land Use and Growth: Intensification and Tiered Growth Plan 
o Subject property is located within Tier 2 (Suburban Infill) – In Tier 2, the 

City should promote the annexation of those parcels which are 
surrounded by, and or have direct adjacency to, the City limits of Grand 
Junction.  Annexation and development of these parcels will provide 
development opportunities while minimizing the impact on 
infrastructure and City services. 

o This property is a prime example of suburban infill, with much of the 
area around it having already been developed or in the process of 
urbanizing.  Annexing and zoning this property to R-12 will allow for 
maximization of existing infrastructure 

 
RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the Grand Valley Estates Zone of Annexation, ANX-2022-478 request 
for the property located at northeast corner of 31 Rd and E ½ Rd from County 
Residential Single Family – 4 (RSF-4) to a City R-12 (Residential – 12 du/ac), the 
following findings of facts have been made: 
 

1. The request conforms with Section 21.02.140 of the Zoning and Development 
Code. 
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2. The request is consistent with the vision (intent), goals and policies of the 
Comprehensive Plan. 

 
Therefore, Staff recommends approval of the request.   
  
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Zone of Annexation request for the property located at the 
northeast corner of 31 Rd and E ½ Rd, City file number ANX-2022-478, I move that the 
Planning Commission forward a recommendation of approval to City Council with the 
findings of fact as listed in the staff report. 
  

Attachments 
  
1. Grand Valley Estates Development Application 
2. Annexation Schedule - Table - Grand Valley Estates Annexation 
3. Grand Valley Estates Annexation Plat 
4. Site Maps and Photo 
5. Neighborhood Meeting Information 
6. Zone of Annexation Ordinance - Grand Valley Estates 
7. Public Correspondence_01.09.23 
8. Sign Posting Summary 
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 ANNEXATION SCHEDULE 
December 7, 2022 Referral of Petition, Intro Proposed Ordinance, Exercise Land Use  
December 13, 2022 Planning Commission Considers Zone of Annexation 

January 4, 2023 City Council Intro Proposed Zoning Ordinance  
January 18, 2023 City Council Accept Petition/Annex and Zoning Public Hearing  
February 19, 2023 Effective date of Annexation and Zoning 

ANNEXATION SUMMARY 
File Number ANX-2022-478 
Location NE Corner of 31 Rd and E ½ Rd 
Tax ID Number(s) 2943-102-00-020 
Number of Parcel(s) 1 
Existing Population 0 
No. of Parcels Owner Occupied 0 
Number of Dwelling Units 0 
Acres Land Annexed 17.13 
Developable Acres Remaining 17.13 
Right-of-way in Annexation E ½ Rd 
Previous County Zoning RSF-4 
Proposed City Zoning R-12 

Surrounding Zoning: 

North: County RSF-4 
South: County RSF-4/City C-1 
East: County RSF-4 (Long’s Park) 
West: County RSF-4 

Current Land Use Vacant Land 
Proposed Land Use Residential Medium 

Surrounding Land Use: 

North: Residential Medium 
South: Commercial 
East: Parks & Open Space 
West: Parks & Open Space/Residential Low 

Comprehensive Plan Designation: Residential Medium 
Zoning within Comprehensive Plan Designation: Yes: X No:  

Values: 
Assessed $5,610 
Actual $21,240 

Address Ranges 3100 to 3116 E ½ Rd, even only 

Special Districts: 

Water Clifton 
Sewer Persigo 
Fire  Clifton 
Irrigation/Drainage Palisade Irrigation/GVDD 
School D51 
Pest Grand River Mosquito Control District 
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RBP

DRAWN BY:

CHECKED BY: DATE:

DATE:

DATE: 130'030' 15'
NOTICE:
ACCORDING TO COLORADO LAW ANY LEGAL ACTION BASED UPON ANY DEFECT
FOUND IN THIS SURVEY MUST COMMENCE WITHIN THREE (3) YEARS AFTER THE
DISCOVERY OF SUCH DEFECT.  IN NO EVENT MAY ANY ACTION BASED UPON ANY
DEFECT FOUND IN THIS SURVEY BE COMMENCED MORE THAN TEN (10) YEARS
FROM THE DATE OF THE CERTIFICATION SHOWN HEREON.

MJH

SCALE: 1" = 30'
LINEAL UNITS = U.S. SURVEY FOOT

OF

3

GRAND VALLEY ESTATES ANNEXATION NO. 1

SURVEY ABBREVIATIONS

P.O.C. POINT OF COMMENCEMENT
P.O.B. POINT OF BEGINNING
R.O.W. RIGHT OF WAY
SEC. SECTION
TWP. TOWNSHIP
RGE. RANGE
U.M. UTE MERIDIAN
NO. NUMBER
REC. RECEPTION

Located in the W1/2 SW1/4 NW1/4 SECTION 10, TOWNSHIP 1 SOUTH, RANGE 1 EAST,
UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

THIS IS NOT A BOUNDARY SURVEY

RENEE BETH PARENT DATE
STATE OF COLORADO - PL.S. NO. 38266
FOR THE CITY OF GRAND JUNCTION
333 WEST AVENUE - BLDG. C
GRAND JUNCTION, CO. 81501

NOTE:
THE DESCRIPTION(S) CONTAINED HEREIN HAVE BEEN DERIVED FROM
SUBDIVISION PLAT, DEED DESCRIPTIONS & DEPOSIT SURVEYS AS THEY APPEAR IN
THE OFFICE OF THE MESA COUNTY CLERK & RECORDER.  THIS PLAT OF
ANNEXATION DOES NOT CONSTITUTE A LEGAL BOUNDARY SURVEY, AND IS NOT
INTENDED TO BE USED AS A MEANS OF ESTABLISHING OR VERIFYING PROPERTY
BOUNDARY LINES.

ORDINANCE NO.
PRELIMINARY

GRAND VALLEY ESTATES ANNEXATION NO. 1

EFFECTIVE DATE
PRELIMINARY

AREAS OF ANNEXATION
ANNEXATION PERIMETER 786.00 FT.
CONTIGUOUS PERIMETER 131.40 FT.
AREA IN SQUARE FEET 392.00 FT2

AREA IN ACRES 0.009
AREA WITHIN R.O.W. 392.00 FT2

0.009 ACRES
AREA WITHIN DEEDED R.O.W.

0.00 FT2

0.00 ACRES

LEGEND
ANNEXATION
BOUNDARY

SITE LOCATION MAP
LEGAL DESCRIPTION

SCALE: 1" = 800'

30'15'

SCALE: 1" = 30'
LINEAL UNITS = U.S. SURVEY FOOT

SQ. FT. SQUARE FEET
Δ= CENTRAL ANGLE
RAD. RADIUS
ARC ARC LENGTH
CHD. CHORD LENGTH
CHB. CHORD BEARING
BLK. BLOCK
P.B. PLAT BOOK
BK. BOOK
PG. PAGE
HOR. DIST. HORIZONTAL DISTANCE

333 WEST AVENUE - BLDG. C
GRAND JUNCTION, CO. 81501

ANNEXATION
AREA

EXISTING
CITY LIMITS

RBP 10/14/2022 Located in the W1/2 SW1/4 NW1/4 SECTION 10,
TOWNSHIP 1 SOUTH, RANGE 1 EAST,

UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

A parcel of land being a part of the West Half of the Southwest Quarter of the Northwest
Quarter (W1/2 SW1/4 NW1/4) of Section 10, Township 1 South, Range 1 East, Ute
Meridian, Mesa County, Colorado more particularly described as follows:

Commencing at the Center-west 1/16 Corner of said Section 10 whence the West Quarter
Corner of said Section 10 bears S89°59'24”W 1,311.54 feet with all other bearings relative
thereto; thence S89°59'24”W a distance of 655.77 feet along the South line of said
Southwest Quarter of the Northwest Quarter of said Section 10 to a point on the North
boundary line of the WARD-MUDGE ANNEXATION, ORDINANCE NO. 38��  being the
Point of Beginning; thence continuing along said boundary line S89°59'24”W a distance of
131.40 feet to the Northwest Corner of said WARD-MUDGE ANNEXATION,
ORDINANCE NO. 3860; thence continuing along said South line of said Southwest
Quarter of the Northwest Quarter S89°59'24"W a distance of 260.60'; thence the following
three (3) courses: 1) N00°06'52”W a distance of 1.00 feet 2) N89°59'24”E a distance of
392.00 feet to a point on the East line of said Reception No. 3027832 3) S00°07'01"E a
distance of 1.00 feet to the Point of Beginning.

Said Parcel of land CONTAINING 392 Square Feet or ����9 Acres, more or less.

30' 0

10/26/2022

2943-103-31-003
ESPINOZA, FRANCISCO & ESPINOZA, CLAUDIA A

3105 E 1/2 RD
LOT 2

2943-103-31-001
3103 E 1/2 ROAD

81504 LLC
3103 E 1/2 RD

LOT 1

2943-103-00-153
MESA COUNTY
3101 E 1/2 RD
RECEPTION
NO. 2257343
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2943-103-00-135
BONINE, ROSEMARY &
BONINE, RICHARD W

3109 E 1/2 RD
RECEPTION NO. 2480634

2943-103-00-134
AREC 12, LLC

3113 E1/2 ROAD
RECEPTION NO. 2751279

2943-102-00-020
GRAND JUNCTION VENTURE LLC RECEPTION NO. 3027832

ANNEXATION
SITE

NORTH LINE WARD-
MUDGE ANNEXATION

2943-102-00-158
LONG FAMILY PAR.
COUNTY OF MESA

P.O.C ANNE;ATION
CW1/16

CORNER SEC. 10,
TWP 1S, RGE 1E

100.00'

50
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PRELIMINARY

S89°59'24"W 1311.54'
(BASIS OF BEARING - SOUTH LINE SW1/4 NW1/4)

MESA COUNTY LOCAL COORDINATE SYSTEM
P.O.B. ANNEXATION NO.1S89°59'24"W 131.40'S89°59'24"W 260.60'

N89°59'24"E 392.00'N00°06'52"W 1.00' S00°07'01"E 1.00'

UTE MERIDIAN

40' ROAD R.O.W.
RECEPTION NO. 1879002
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NOTICE:
ACCORDING TO COLORADO LAW ANY LEGAL ACTION BASED UPON ANY DEFECT
FOUND IN THIS SURVEY MUST COMMENCE WITHIN THREE (3) YEARS AFTER THE
DISCOVERY OF SUCH DEFECT.  IN NO EVENT MAY ANY ACTION BASED UPON ANY
DEFECT FOUND IN THIS SURVEY BE COMMENCED MORE THAN TEN (10) YEARS
FROM THE DATE OF THE CERTIFICATION SHOWN HEREON.

SCALE: 1" = 50'
LINEAL UNITS = U.S. SURVEY FOOT

OF

3

GRAND VALLEY ESTATES ANNEXATION NO. 2

SURVEY ABBREVIATIONS

P.O.C. POINT OF COMMENCEMENT
P.O.B. POINT OF BEGINNING
R.O.W. RIGHT OF WAY
SEC. SECTION
TWP. TOWNSHIP
RGE. RANGE
U.M. UTE MERIDIAN
NO. NUMBER
REC. RECEPTION

Located in the W1/2 SW1/4 NW1/4 SECTION 10, TOWNSHIP 1 SOUTH, RANGE 1 EAST,
UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

THIS IS NOT A BOUNDARY SURVEY

RENEE BETH PARENT DATE
STATE OF COLORADO - PL.S. NO. 38266
FOR THE CITY OF GRAND JUNCTION
333 WEST AVENUE - BLDG. C
GRAND JUNCTION, CO. 81501

NOTE:
THE DESCRIPTION(S) CONTAINED HEREIN HAVE BEEN DERIVED FROM
SUBDIVISION PLAT, DEED DESCRIPTIONS & DEPOSIT SURVEYS AS THEY APPEAR IN
THE OFFICE OF THE MESA COUNTY CLERK & RECORDER.  THIS PLAT OF
ANNEXATION DOES NOT CONSTITUTE A LEGAL BOUNDARY SURVEY, AND IS NOT
INTENDED TO BE USED AS A MEANS OF ESTABLISHING OR VERIFYING PROPERTY
BOUNDARY LINES.

GRAND VALLEY ESTATES ANNEXATION NO. 2

AREAS OF ANNEXATION
ANNEXATION PERIMETER 2,351.54 FT.
CONTIGUOUS PERIMETER 393.00 FT.
AREA IN SQUARE FEET 1,337 FT2

AREA IN ACRES 0.031
AREA WITHIN R.O.W. 768 FT2

0.018 ACRES
AREA WITHIN DEEDED R.O.W.

25 FT2

0.001 ACRES

LEGEND
ANNEXATION
BOUNDARY

SITE LOCATION MAP
LEGAL DESCRIPTION

SCALE: 1" = 800'

50'25'

SCALE: 1" = 50'
LINEAL UNITS = U.S. SURVEY FOOT

SQ. FT. SQUARE FEET
Δ= CENTRAL ANGLE
RAD. RADIUS
ARC ARC LENGTH
CHD. CHORD LENGTH
CHB. CHORD BEARING
BLK. BLOCK
P.B. PLAT BOOK
BK. BOOK
PG. PAGE
HOR. DIST. HORIZONTAL DISTANCE

E 1/2  ROAD

Located in the W1/2 SW1/4 NW1/4 SECTION 10,
TOWNSHIP 1 SOUTH, RANGE 1 EAST,

UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

A parcel of land being a part of the West Half of the Southwest Quarter of the Northwest
Quarter (W1/2 SW1/4 NW1/4) of Section 10, Township 1 South, Range 1 East, Ute Meridian,
Mesa County, Colorado more particularly described as follows:

Commencing at the Center-west 1/16 Corner of said Section 10 whence the West Quarter
Corner of said Section 10 bears S89°59'24”W 1,311.54 feet with all other bearings relative
thereto; thence S89°59'24”W a distance of 655.77 feet along the South line of the Southwest
Quarter of the Northwest Quarter of said Section 10 to a point on the North line of the
WARD-MUDGE ANNEXATION, ORDINANCE NO. 3860, said point also being the
Southeast Corner of GRAND VALLEY ESTATES ANNEXATION NO. 1, thence along the
East line of said Annexation NO. 1 N00°07'01"W a distance of 1.00 to the Northeast Corner of
said Annexation NO. 1 being the Point of Beginning; thence S89° 59'24"W along the North line
of said Annexation NO. 1 a distance of 392.00 feet to the Northwest Corner of said Annexation
NO. 1; thence along the West line of said Annexation NO. 1 S00°06'52"E a distance of 1.00 feet
to a point on the South line of the Southwest Quarter of the Northwest Quarter of said Section
10, said point is also the Southwest Corner of said Annexation NO. 1; thence along said South
line of the Southwest Quarter of the Northwest Quarter S89°59'24"W a distance of 163.77 feet
to a point on the West line of Reception No. 3027832 ; thence the following five (5) courses 1)
along said West line N00°06'52”W a distance of 2.00 feet 2) N89°59'24”E a distance of
554.77.00 feet 3) N00°07'01"W a distance of 618.00 feet 4) N89°59'24"E a distance of 1.00 feet
to a point on the East line of said Reception No. 3027832 5) along said East line S00°07'01"E a
distance of 619.00 feet to the Point of Beginning.

Said Parcel of land CONTAINING 1,337 Square Feet or ���31 Acres, more or less.
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NOTICE:
ACCORDING TO COLORADO LAW ANY LEGAL ACTION BASED UPON ANY DEFECT
FOUND IN THIS SURVEY MUST COMMENCE WITHIN THREE (3) YEARS AFTER THE
DISCOVERY OF SUCH DEFECT.  IN NO EVENT MAY ANY ACTION BASED UPON ANY
DEFECT FOUND IN THIS SURVEY BE COMMENCED MORE THAN TEN (10) YEARS
FROM THE DATE OF THE CERTIFICATION SHOWN HEREON.

SCALE: 1" = 100'
LINEAL UNITS = U.S. SURVEY FOOT

OF

3

GRAND VALLEY ESTATES ANNEXATION NO. 3

SURVEY ABBREVIATIONS

P.O.C. POINT OF COMMENCEMENT
P.O.B. POINT OF BEGINNING
R.O.W. RIGHT OF WAY
SEC. SECTION
TWP. TOWNSHIP
RGE. RANGE
U.M. UTE MERIDIAN
NO. NUMBER
REC. RECEPTION

Located in the W1/2 SW1/4 NW1/4 SECTION 10, TOWNSHIP 1 SOUTH, RANGE 1 EAST,
UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

THIS IS NOT A BOUNDARY SURVEY

RENEE BETH PARENT DATE
STATE OF COLORADO - PL.S. NO. 38266
FOR THE CITY OF GRAND JUNCTION
333 WEST AVENUE - BLDG. C
GRAND JUNCTION, CO. 81501

NOTE:
THE DESCRIPTION(S) CONTAINED HEREIN HAVE BEEN DERIVED FROM
SUBDIVISION PLAT, DEED DESCRIPTIONS & DEPOSIT SURVEYS AS THEY APPEAR IN
THE OFFICE OF THE MESA COUNTY CLERK & RECORDER.  THIS PLAT OF
ANNEXATION DOES NOT CONSTITUTE A LEGAL BOUNDARY SURVEY, AND IS NOT
INTENDED TO BE USED AS A MEANS OF ESTABLISHING OR VERIFYING PROPERTY
BOUNDARY LINES.

GRAND VALLEY ESTATES ANNEXATION NO. 3

AREAS OF ANNEXATION
ANNEXATION PERIMETER 6,559.81 FT.
CONTIGUOUS PERIMETER 1,173.77 FT.
AREA IN SQUARE FEET 771,084 FT2

AREA IN ACRES 17.702
AREA WITHIN R.O.W. 66,168 FT2

1.519 ACRES
AREA WITHIN DEEDED R.O.W.

13,869 FT2

0.318 ACRES

LEGEND
ANNEXATION
BOUNDARY

SITE LOCATION MAP
LEGAL DESCRIPTION

SCALE: 1" = 800'

100'50'

SCALE: 1" = 100'
LINEAL UNITS = U.S. SURVEY FOOT

SQ. FT. SQUARE FEET
Δ= CENTRAL ANGLE
RAD. RADIUS
ARC ARC LENGTH
CHD. CHORD LENGTH
CHB. CHORD BEARING
BLK. BLOCK
P.B. PLAT BOOK
BK. BOOK
PG. PAGE
HOR. DIST. HORIZONTAL DISTANCE

Located in the W1/2 SW1/4 NW1/4 SECTION 10,
TOWNSHIP 1 SOUTH, RANGE 1 EAST,

UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

A parcel of land being a part of the West Half of the Southwest Quarter of the Northwest Quarter (W1/2
SW1/4 NW1/4) of Section 10, Township 1 South, Range 1 East, Ute Meridian, Mesa County, Colorado
more particularly described as follows:

Commencing at the Center-west 1/16 Corner of said Section 10 whence the West Quarter Corner of
said Section 10 bears S89°59'24”W 1,311.54 feet with all other bearings relative thereto; thence
S89°59'24”W a distance of 655.77 feet along the South line of the Southwest Quarter of the Northwest
Quarter to a point on the North line of WARD-MUDGE ANNEXATION, ORDINANCE NO. 3860, said
point also being the Southwest Corner of GRAND VALLEY ESTATES ANNEXATION NO. 1 , thence
along the East line of said Annexation NO. 1 N00°07'01"W a distance of 1.00 to the Northeast Corner
of said Annexation NO. 1 said point also being the Southeast Corner of GRAND VALLEY ESTATES
ANNEXATION NO. 2; thence along the Eastern Boundar\ line of said Annexation NO. 2 N00°07'01"W
a distance of 61�.00 feet to  the Northeast Corner of said Annexation NO. 2 being the Point of
Beginning; thence along the Northern boundary line of said Annexation NO. 2 for the following three
(3) courses 1) S89°59'24"W a distance of 1.00 feet 2) S00°07'01"E a distance of 618.00 feet 3)
S89°59'24"W a distance of 554.77 feet to the Northwest Corner of said Annexation NO. 2; thence, the
following three (3) courses along the boundary of Reception Number 188299, 1) N00°06'53"W a
distance of 1306.00 feet 2) S89°59'24"W a distance of 70.00 feet 3) S00°06'52"E a distance of 1308.00
to a point on said south line of the Southwest Quarter of the Northwest Quarter, thence S89°59'24"W a
distance of 30.00 feet to the West Quarter Corner of said Section 10; thence along the West Line of said
Section 10, N00°06'51"W a distance of  1318.07 feet to the North 1/16th Corner of Section 9 & said
Section 10; thence along the North line of said Southwest Quarter of the Northwest Quarter,
N89°58'25"E a distance of 655.71 feet to the northeast corner of Reception 3027832; thence
S00°07'01"E a distance of 698.26 feet to the Point of Beginning.

Said Parcel of land CONTAINING 771,084 Square Feet or 17�70� Acres, more or less.
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View of the subject property 
looking north from E ½ Road
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734 Main Street
Grand Junction
CO 81501
970.241.0745
planning@kaart.com

Neighborhood Meeting Summary

A neighborhood meeting was held on Monday, June 12th on zoom to inform neighbors
about the intent to submit an annexation and zone of annexation application for a
property located at the NE corner of E ½ Rd. and 31 Rd. There were 7 participants and the
meeting lasted approximately 40 minutes from 5:30-6:10 pm.

Ty Johnson, with Kaart Planning, presented an overview of the annexation and zone of
annexation request including an overview of the timeline of events and opportunities for
public comment in the future. After the presentation, questions were answered from
meeting participants.  Nicole Galehouse, Principal Planner with the City of Grand Junction,
was in attendance and answered questions from participants regarding the City’s
regulations and development processes.

The following topics were addressed during the discussion portion of the meeting:

● Impacts to traffic in the area, and more specifically on E ½ Rd.
● Future access locations for development on the site.
● Questions regarding annexation and whether other properties in the area would be

forced to annex.
● Questions about  the presence of floodplain and how development will occur in the

presence of floodplain.
● Requests for the property to be vacant and exist as a buffer between Clifton and

Grand Junction.
● Questions about the plan for development. Complaints that there is no plan

presented with the annexation request.
● Questions about how this property can go from RSF4 zoning in the County to R12.
● Concerns about the impact this development will have on emergency services

and whether police and fire will be able to protect additional residents.
● Questions about when public hearings will be scheduled.
● Questions about who was sent a letter about the neighborhood meeting.
● Concerns that nearby residents are losing the country life they once had.
● Questions about why the developer has re-submitted the application with an R12

request, from a previous R8 request.
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO.  _______

AN ORDINANCE ZONING GRAND VALLEY ESTATES ANNEXATION
TO R-12 (RESIDENTIAL – 12 DU/AC) ZONE DISTRICT

LOCATED ON PROPERTIES AT THE NORTHEAST CORNER OF 31 ROAD & E ½ ROAD

Recitals:

The property owner has petitioned to annex their 17.42 acres into the City limits.  The 
annexation is referred to as the “Grand Valley Estates Annexation.”

After public notice and public hearing as required by the Grand Junction Zoning & 
Development Code, the Grand Junction Planning Commission recommended zoning the Grand 
Valley Estates Annexation consisting of 17.42 acres from County RSF-4 (Residential Single 
Family - 4) to R-12 (Residential – 12 du/ac) finding that both the R-12 zone district conforms with 
the designation of Residential Medium as shown on the Land Use Map of the Comprehensive 
Plan and conforms with its designated zone with the Comprehensive Plan’s goals and policies 
and is generally compatible with land uses located in the surrounding area.  

After public notice and public hearing, the Grand Junction City Council finds that the R-
12 (Residential – 12 du/ac) zone district is in conformance with at least one of the stated criteria 
of Section 21.02.140 of the Grand Junction Zoning & Development Code for the parcel as 
designated.

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF GRAND JUNCTION THAT:

ZONING FOR THE GRAND VALLEY ESTATES ANNEXATION

The following parcel in the City of Grand Junction, County of Mesa, State of Colorado is 
hereby zoned as follows:

PERIMETER BOUNDARY LEGAL DESCRIPTION
Grand Valley Estates Annexation

A Serial Annexation comprising the Grand Valley Estates Annexation No. 1, Grand Valley 
Estates Annexation No. 2, and Grand Valley Estates Annexation No. 3

Grand Valley Estates Annexation No. 1

A parcel of land being a part of the West Half of the Southwest Quarter of the Northwest Quarter 
(W1/2 SW1/4 NW1/4) of Section 10, Township 1 South, Range 1 East, Ute Meridian, Mesa 
County, Colorado more particularly described as follows:
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Commencing at the Center-west 1/16 Corner of said Section 10 whence the West Quarter 
Corner of said Section 10 bears S89°59'24”W 1,311.54 feet with all other bearings relative 
thereto; thence S89°59'24”W a distance of 655.77 feet along the South line of said Southwest 
Quarter of the Northwest Quarter of said Section 10 to a point on the North boundary line of the 
WARD-MUDGE ANNEXATION, ORDINANCE NO. 3860  being the Point of Beginning; thence 
continuing along said boundary line S89°59'24”W a distance of 131.40 feet to the Northwest 
Corner of said WARD-MUDGE ANNEXATION, ORDINANCE NO. 3860; thence continuing along 
said South line of said Southwest Quarter of the Northwest Quarter S89°59'24"W a distance of 
260.60'; thence the following three (3) courses: 1) N00°06'52”W a distance of 1.00 feet 2) 
N89°59'24”E a distance of 392.00 feet to a point on the East line of said Reception No. 3027832 
3) S00°07'01"E a distance of 1.00 feet to the Point of Beginning.

Said Parcel of land CONTAINING 392 Square Feet or 0.009 Acres, more or less.

Grand Valley Estates Annexation No. 2

A parcel of land being a part of the West Half of the Southwest Quarter of the Northwest Quarter 
(W1/2 SW1/4 NW1/4) of Section 10, Township 1 South, Range 1 East, Ute Meridian, Mesa 
County, Colorado more particularly described as follows:

Commencing at the Center-west 1/16 Corner of said Section 10 whence the West Quarter 
Corner of said Section 10 bears S89°59'24”W 1,311.54 feet with all other bearings relative 
thereto; thence S89°59'24”W a distance of 655.77 feet along the South line of the Southwest 
Quarter of the Northwest Quarter of said Section 10 to a point on the North line of the WARD-
MUDGE ANNEXATION, ORDINANCE NO. 3860, said point also being the Southeast Corner of 
GRAND VALLEY ESTATES ANNEXATION NO. 1, thence along the East line of said Annexation 
NO. 1 N00°07'01"W a distance of 1.00 to the Northeast Corner of said Annexation NO. 1 being 
the Point of Beginning; thence S89° 59'24"W along the North line of said Annexation NO. 1 a 
distance of 392.00 feet to the Northwest Corner of said Annexation NO. 1; thence along the 
West line of said Annexation NO. 1 S00°06'52"E a distance of 1.00 feet to a point on the South 
line of the Southwest Quarter of the Northwest Quarter of said Section 10, said point is also the 
Southwest Corner of said Annexation NO. 1; thence along said South line of the Southwest 
Quarter of the Northwest Quarter S89°59'24"W a distance of 163.77 feet to a point on the West 
line of Reception No. 3027832 ; thence the following five (5) courses 1) along said West line 
N00°06'52”W a distance of 2.00 feet 2) N89°59'24”E a distance of 554.77.00 feet 3) 
N00°07'01"W a distance of 618.00 feet 4) N89°59'24"E a distance of 1.00 feet to a point on the 
East line of said Reception No. 3027832 5) along said East line S00°07'01"E a distance of 
619.00 feet to the Point of Beginning.

Said Parcel of land CONTAINING 1,337 Square Feet or 0.031 Acres, more or less.

Grand Valley Estates Annexation No. 3
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A parcel of land being a part of the West Half of the Southwest Quarter of the Northwest Quarter 
(W1/2 SW1/4 NW1/4) of Section 10, Township 1 South, Range 1 East, Ute Meridian, Mesa 
County, Colorado more particularly described as follows:

Commencing at the Center-west 1/16 Corner of said Section 10 whence the West Quarter 
Corner of said Section 10 bears S89°59'24”W 1,311.54 feet with all other bearings relative 
thereto; thence S89°59'24”W a distance of 655.77 feet along the South line of the Southwest 
Quarter of the Northwest Quarter to a point on the North line of WARD-MUDGE ANNEXATION, 
ORDINANCE NO. 3860, said point also being the Southwest Corner of GRAND VALLEY 
ESTATES ANNEXATION NO. 1 , thence along the East line of said Annexation NO. 1 
N00°07'01"W a distance of 1.00 to the Northeast Corner of said Annexation NO. 1 said point 
also being the Southeast Corner of GRAND VALLEY ESTATES ANNEXATION NO. 2; thence 
along the Eastern Boundary line of said Annexation NO. 2 N00°07'01"W a distance of 619.00 
feet to  the Northeast Corner of said Annexation NO. 2 being the Point of Beginning; thence 
along the Northern boundary line of said Annexation NO. 2 for the following three (3) courses 1) 
S89°59'24"W a distance of 1.00 feet 2) S00°07'01"E a distance of 618.00 feet 3) S89°59'24"W 
a distance of 554.77 feet to the Northwest Corner of said Annexation NO. 2; thence, the following 
three (3) courses along the boundary of Reception Number 188299, 1) N00°06'53"W a distance 
of 1306.00 feet 2) S89°59'24"W a distance of 70.00 feet 3) S00°06'52"E a distance of 1308.00 
to a point on said south line of the Southwest Quarter of the Northwest Quarter, thence 
S89°59'24"W a distance of 30.00 feet to the West Quarter Corner of said Section 10; thence 
along the West Line of said Section 10, N00°06'51"W a distance of  1318.07 feet to the North 
1/16th Corner of Section 9 & said Section 10; thence along the North line of said Southwest 
Quarter of the Northwest Quarter, N89°58'25"E a distance of 655.71 feet to the northeast corner 
of Reception 3027832; thence S00°07'01"E a distance of 698.26 feet to the Point of Beginning.

Said Parcel of land CONTAINING 771,084 Square Feet or 17.702 Acres, more or less.

INTRODUCED on first reading this _____ day of _________, 2023 and ordered published in 
pamphlet form.

ADOPTED on second reading this  day of _________, 2023 and ordered published in 
pamphlet form.
 

____________________________
Anna M. Stout
President of the Council

ATTEST:

____________________________
Amy Phillips
City Clerk
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Nicole Galehouse

From: Bill and Cheryl Conrod <bcconrod@yahoo.com>
Sent: Sunday, January 8, 2023 10:06 PM
To: Nicole Galehouse
Subject: comment, ANX-2022-478, January 10 planning hearing

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 

 

I am a home owner near the proposed Grand Valley Estates Annexation north of E 1/2 road and east 
of 31 Road. My wife and I protest rezoning from 4(RSF-4) to much higher density R-12 during a 
planning hearing on January 10. The road infrastructure won't handle this and it will impact the 
neighboring neighborhood quality. High density housing away from jobs just results in more traffic and 
resulting problems of congestion, pollution, etc.  That is bad city planning, or lack of planning.  
 
In general, the process of re-zoning at the request of developer's money is offensive. A plan was 
made for various reasons, people made decisions based on that, so stick with the original plan of R-4 
zoning.   
 
(signed)   
William F. and Cheryl M. Conrod 
3091 Walnut Place 
Grand Junction, CO 81504 
 
970-712-8684 
bcconrod@yahoo.com 
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Nicole Galehouse

From: Greg Tolle <gtolle@currentsolutionsgj.com>
Sent: Sunday, January 8, 2023 6:14 PM
To: Nicole Galehouse
Cc: stuart@cqlawfirm.net; rcbuckley@ymail.com; Rod Hoover; Rose Bonine; ewelsh@bresnan.net; Janet 

Rowland; comdev
Subject: Grand Valley Estates Annexation
Attachments: Oppose R-12 Zoning for NE Corner 31 & E.5 Rds.pdf; 205 Units with Notice.pdf

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 

 

Nicole, 
 
Attached is the petition of neighbors that were contacted regarding the proposed rezoning. Everyone that we had the 
opportunity to speak with were opposed to this proposal. I scanned these into a pdf that I posted on GJSpeaks. We will 
submit the originals to the Planning Commission on the 10th unless these need to be delivered to the Planning 
Department prior to the meeting. Please let me know the proper procedure to submit the originals. 
 
Respectfully, 
Greg Tolle 
3101 F Road  
970-433-9182 
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Nicole Galehouse

From: Greg Tolle <gtolle@currentsolutionsgj.com>
Sent: Wednesday, January 4, 2023 1:50 PM
To: Nicole Galehouse; stuart@cqlawfirm.net
Cc: Janet Rowland; MCcomdev@mesacounty.us; Kevin.Holderness@mesacounty.us; 

Pam.Hawkins@mesacounty.us; Rose Bonine; Rod Hoover; comdev
Subject: FW: Grand Valley Estates Property Signs
Attachments: 205 Units.pdf

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 

 

Nicole, 
 
The sign that was reposted on December 13 was taken down on the 14th and there has not been any signage until 
yesterday. With this scheduled for the Planning Commission Meeting on January 10th it still doesn’t comply with 
provisions of Section 21.02.080 (g) (4) of the City’s Zoning and Development Code. With the annexation and rezoning 
extending west to 31 Road, shouldn’t there be signage on 31 Road so the residence of Eastbrook Subdivision be notified 
of this annexation and rezoning? 
 
In your December 7th Staff Report to the City Council under Fiscal Impacts to City Departments you state that the 
proposed buildup of this property does reflect the same density that is in the surrounding area. Can you please provide 
examples to justify that statement? 
 
Respectfully, 
Greg Tolle 
3101 F Road 
970-433-9182 
 

From: Greg Tolle  
Sent: Tuesday, December 13, 2022 3:29 PM 
To: Nicole Galehouse <nicoleg@gjcity.org> 
Subject: RE: Grand Valley Estates Property Signs 
 
Good afternoon Nicole, 
 
The sign was just posted between 1:45 – 3:00 this afternoon. There have not been any signs up since 11/23 and doesn’t 
comply with provisions of Section 21.02.080 (g) (4) of the City’s Zoning and Development Code. 

(4)    Property Sign. 

(i)    When required below, the applicant shall post approved signs giving notice of the application. The applicant shall 
post at least one sign on each street frontage of the property at least 10 calendar days before the initial public hearing 
and remain posted until the day after the final hearing. The applicant shall maintain the sign on the property until the 
day after the final public hearing. 

(ii)    One sign per street frontage is required. 
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This proposed annexation and zoning will affect a lot of people in this area and they deserve to be notified. I’m not 
opposed to development but everything in this area is RSF-4 and this zoning doesn’t blend with the existing 
neighborhoods. 
 
Greg  
 

From: Nicole Galehouse <nicoleg@gjcity.org>  
Sent: Monday, December 12, 2022 12:07 PM 
To: Greg Tolle <gtolle@currentsolutionsgj.com> 
Subject: Grand Valley Estates Property Signs 
 
Good morning Greg, 
 
Thank you for reaching out on GJ Speaks about the application signs for the Grand Valley Estates annexation/zoning 
item.  The applicant did post the property on November 22, 2022 (see attached photo).  I have asked them to confirm if 
it’s still there & replace if necessary.  Let me know if you have any questions. 
 

Nicole	Galehouse,	AICP 
Principal Planner 
970.256.4014 
nicoleg@gjcity.org 
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Nicole Galehouse

From: Greg Tolle <gtolle@currentsolutionsgj.com>
Sent: Tuesday, January 3, 2023 1:13 PM
To: Nicole Galehouse
Subject: RE: Mailing List

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 

 

Will do, thanks 
 

From: Nicole Galehouse <nicoleg@gjcity.org>  
Sent: Tuesday, January 3, 2023 11:59 AM 
To: Greg Tolle <gtolle@currentsolutionsgj.com> 
Cc: Rod Hoover <hoovrod@gmail.com>; richardbonine127@gmail.com 
Subject: RE: Mailing List 
 
Greg, 
 
You should have just received an email from Jake, one of our Planning Techs, with the list.  It seems like the email for 
Richard Bonine bounced back, so if you could forward the list to him I would appreciate it.  Thank you, 
 

Nicole	Galehouse,	AICP 
Principal Planner 
970.256.4014 
nicoleg@gjcity.org 
  

 
 

From: Greg Tolle <gtolle@currentsolutionsgj.com>  
Sent: Tuesday, January 3, 2023 11:09 AM 
To: Nicole Galehouse <nicoleg@gjcity.org> 
Cc: Rod Hoover <hoovrod@gmail.com>; richardbonine127@gmail.com 
Subject: Mailing List 
 

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 

 

Nicole, 
 
Hope your holidays were enjoyable, could you please send us a copy of the mailing list for the last Notice of Public 
Hearing? 
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Nicole Galehouse

From: Greg Tolle <gtolle@currentsolutionsgj.com>
Sent: Monday, December 12, 2022 8:06 PM
To: Nicole Galehouse
Subject: RE: Grand Valley Estates Property Signs

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 

 

My wife did see the sign on 11/22 on the way to the store and on the way back it wasn’t  there  
 

From: Nicole Galehouse <nicoleg@gjcity.org>  
Sent: Monday, December 12, 2022 12:07 PM 
To: Greg Tolle <gtolle@currentsolutionsgj.com> 
Subject: Grand Valley Estates Property Signs 
 
Good morning Greg, 
 
Thank you for reaching out on GJ Speaks about the application signs for the Grand Valley Estates annexation/zoning 
item.  The applicant did post the property on November 22, 2022 (see attached photo).  I have asked them to confirm if 
it’s still there & replace if necessary.  Let me know if you have any questions. 
 

Nicole	Galehouse,	AICP 
Principal Planner 
970.256.4014 
nicoleg@gjcity.org 
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Nicole Galehouse

From: Greg Tolle <gtolle@currentsolutionsgj.com>
Sent: Monday, December 12, 2022 1:24 PM
To: Nicole Galehouse
Subject: RE: Grand Valley Estates Property Signs

** - EXTERNAL SENDER. Only open links and attachments from known senders. DO NOT provide sensitive information. 
Check email for threats per risk training. - ** 

 

Nicole 
 
Thanks for the response, it might have been there for a day or two buts that’s all, I drive E ½ Road every day. 
 
Greg  
 

From: Nicole Galehouse <nicoleg@gjcity.org>  
Sent: Monday, December 12, 2022 12:07 PM 
To: Greg Tolle <gtolle@currentsolutionsgj.com> 
Subject: Grand Valley Estates Property Signs 
 
Good morning Greg, 
 
Thank you for reaching out on GJ Speaks about the application signs for the Grand Valley Estates annexation/zoning 
item.  The applicant did post the property on November 22, 2022 (see attached photo).  I have asked them to confirm if 
it’s still there & replace if necessary.  Let me know if you have any questions. 
 

Nicole	Galehouse,	AICP 
Principal Planner 
970.256.4014 
nicoleg@gjcity.org 
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Thanks, 
Greg 
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734 Main Street
Grand Junction
CO 81501
970.241.0745
planning@kaart.com

January 5, 2023

Nicole Galehouse
Principal Planner
Grand Junction Community Development

Re: ANX-2022-478 Public Notice Sign on Property

Dear Nicole,

The intent of this letter is to provide a summary of the posting of the public notice sign on
the property subject to land use application ANX-2022-478. It is my understanding that
there have been public comments related to this matter, and this summary of events will
provide clarity on the public notice sign posting that has occurred to this date.

The public notice sign was posted on the subject property’s E ½ Rd. frontage on November
22, 2022. Nicole Galehouse reached out to me via email on  December 12, 2022 to inform
me that she had received two public comments stating that there was no sign posted on
the property. I visited the property on December 13, 2023 to investigate the status of the
sign. When I arrived, the sign’s frame was still in place where it had been originally posted
but the sign had been removed and was located on the ground approximately 50 feet
away. I reattached the sign to its frame and secured it firmly in the ground that day.

I returned to the site on January 4, 2023 to check the status of the sign. Once again, the
metal frame was still in its original place but the yellow sign was not there and could not
be located. I immediately informed Nicole and she had a new sign prepared that day. I
picked up the new sign and posted it on the afternoon of January 4, 2023. This time I
nailed the sign to the wooden fence post using four (4) framing nails. Please see the
images on the following pages that correspond to the above descriptions.

Sincerely,

Ty Johnson, AICP
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Picture of the sign originally posted on 11/22/22
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The sign frame without sign as it was found on 12/13/22
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The sign reposted on 12/13/22 after finding the sign approximately 50’ away from the frame
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New sign nailed to the fence post on 1/4/23 (the original sign frame can be seen still intact to the left of the
fence post)
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #2. 

  
Meeting Date: January 10, 2023 
  
Presented By: Daniella Acosta, Senior Planner 
  
Department: Community Development 
  
Submitted By: Dani Acosta, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Roy A. Laplante, III, to zone 1.45 acres from County RSF-R 
(Residential Single Family Rural - one dwelling per five acres) to City I-1 (Light 
Industrial) located at 2795 Riverside Parkway. 
  
RECOMMENDATION: 
  
Staff recommends approval of the requested Zone of Annexation. 
  
EXECUTIVE SUMMARY: 
  
The Applicant, Roy A. Laplante, III, is requesting a zone of annexation to I-1 (Light 
Industrial) for the Roy’s RV Annexation. The 1.45-acre property consists of one parcel 
of land located at 2795 Riverside Parkway. The property is partially developed and will 
be seeking further redevelopment. 
 
The property is Annexable Development per the Persigo Agreement. The zone district 
of I-1 is consistent with the Industrial Land Use category of the Comprehensive Plan. 
The request for annexation will be considered separately by City Council, but 
concurrently with the zoning amendment request. The application was submitted in 
2021 but the project was carried into 2022 due to existing boundary conflicts that 
needed to be resolved by the Applicant. The boundary conflicts were resolved in 
November of 2022. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
Annexation Request: 
The Applicant, Roy A. Laplante, III, is requesting annexation of 1.45 acres consisting of 
one parcel of land located at 2795 Riverside Parkway. There is no road right-of-way 
included in the annexation. There currently exists a single-family residence on the 
property, as well as two open-face structures along the western property line behind the 
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house. The Applicant intends to develop the property further, creating a recreational 
vehicle (RV) and boat storage facility, with individual storage units for rent. The existing 
single-family residence will be converted into a business residence containing the 
business office for the storage facility. 
 
The property is Annexable Development per the Persigo Agreement. The Applicant is 
requesting annexation into the city limits. Annexation is being sought in anticipation of 
the RV and boat storage facility development. The request for zoning will be considered 
separately by City Council, but concurrently with the annexation request and will be 
heard in a future Council action. 
 
The schedule for the annexation and zoning is as follows: 

• Referral of Petition (30 Day Notice), Introduction of a Proposed Ordinance, 
Exercising Land Use – January 4, 2023. 

• Planning Commission considers Zone of Annexation – January 10, 2023. 
• Introduction of a Proposed Ordinance on Zoning by City Council – January 

18, 2023. 
• Acceptance of Petition and Public Hearing on Annexation and Zoning by City 

Council – February 15, 2023. 
• Effective date of Annexation and Zoning – March 19, 2023. 

 
Zone of Annexation Request: 
The Applicant is requesting a zone district of I-1 (Light Industrial). The property is 
currently zoned in the County as RSF-R (Residential Single Family Rural – one 
dwelling per five acres). The proposed zone district of I-1 is consistent with the 
Industrial Land Use category of the 2020 Comprehensive Plan. The surrounding 
properties are a mixture of City zoned properties, mostly I-1 and I-2 (General Industrial), 
and County I-2 and RSF-R. The County RSF-R zone district is a zone district that 
provides zoning for interim agricultural uses prior to urbanization that is expected by the 
Comprehensive Plan. The County I-2 (General Industrial District) is primarily intended 
to accommodate areas of heavy and concentrated fabrication, manufacturing and 
industrial uses. Zoning will be considered in a future action by City Council and requires 
review and recommendation by the Planning Commission. 
 
The property is currently adjacent to the existing city limits. The property owner has 
signed a petition for annexation.   
 
The annexation area has sewer service and all other urban amenities to the property 
accommodating future storage development. It is located within Tier 1 on the 
Intensification and Growth Tiers Map of the Comprehensive Plan. Additionally, the 
subject property is located within the Greater Downtown Plan’s Rail District and the 
Industrial Corridor Overlay. As such, any new site development or redevelopment of the 
property is subject to Riverside Parkway industrial corridor standards, including 
architectural design elements, as outlined in Section 24.08.120 of the Grand Junction 
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Municipal Code. 
 
In addition to I-1 zoning requested by the petitioner, the following zone districts would 
also be consistent with the proposed Comprehensive Plan designation of Industrial: 

a. General Commercial (C-2) 
b. Industrial/Office Park (I-O) 
c. General Industrial (I-2) 

 
NEIGHBORHOOD MEETING 
A Neighborhood Meeting regarding the proposed Annexation and Zoning was held in-
person on October 4, 2021, in accordance with Section 21.02.080 (e) of the Zoning and 
Development Code.  The Applicant, the Applicant’s representative and City staff were in 
attendance. No members of the public attended the meeting.   
 
Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
City’s Zoning and Development Code.  The subject property was posted with an 
application sign in October of 2021, and the sign was reposted on December 30, 2022. 
Mailed notice of the public hearings before Planning Commission and City Council in 
the form of notification cards was sent to surrounding property owners within 500 feet of 
the subject property on December 29, 2022.  The notice of the Planning Commission 
public hearing was published January 4, 2023 in the Grand Junction Daily Sentinel. 
 
ANALYSIS   
Zone Annexation Analysis 
The criteria for review are set forth in Section 21.02.140 (a) and includes that the City 
may rezone property if the proposed changes are consistent with the vision, goals and 
policies of the Comprehensive Plan and must meet one or more of the following rezone 
criteria as identified:   
 
(1)    Subsequent events have invalidated the original premises and findings; and/or 

 
The property owner has petitioned for annexation into the City limits and requested 
zoning of I-1, which is compatible with the Comprehensive Plan Land Use Map 
designation of Industrial.  Since the Applicant’s property is currently in the County, 
the annexation of the property is a subsequent event that will invalidate one of these 
original premises, a county zoning designation.   However, Staff has found this to not 
be enough justification and finds this criterion has not been met. 

 
(2) The character and/or condition of the area has changed such that the amendment is 
consistent with the Plan; and/or 
 

The surrounding area has seen little new development. In the past decade there 
have been only three major site plans submitted. The majority of projects submitted 
were either industrial or heavy commercial in nature. In 2022, a major site plan was 
submitted for Barnes Electric, a 3,744 square-foot electrician contractor shop (SPN-
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2022-607). In 2018, the City approved a mini-storage facility (SPN-2018-58), and in 
2014, a pet boarding facility (SPN-2014-215). Other development that occurred in 
the immediate area include sign clearances for existing businesses (SGN-2019-326, 
SGN-2017-810) and planning clearances for interior remodels (PCN-2018-1382, 
PCN-2018-1539), as well as a lot consolidation (SSU-2014-26) and a lot adjustment 
(SSU-2014-215). 
 
In the last past nine years, the immediate area has only seen one other annexation, 
for the aforementioned Barnes Electric (ANX-2019-326). However, due to the low 
volume of substantial development activity over the past decade and the already 
existing industrial nature of the immediate area, it is premature to conclude that the 
area has changed dramatically enough in character to warrant a rezone. As such, 
staff finds this criterion has not been met. 

  
(3)    Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or 

 
Existing public and community facilities and services are available in close proximity 
to and can be extended into the annexation area.  These services are sufficient to 
serve land uses associated with the proposed I-1 zone district for this property, and 
the potential RV and boat storage facility. Water and sewer services are 
available.  This property is within the Ute Water District service area and is served a 
12-inch water line.  The area can be served by Xcel Energy for natural gas and for 
electricity.   
 
The property is currently within the Persigo 201 Sewer Service Area and has a 24-
inch sewer line in the Riverside Parkway right-of-way with available capacity to 
accommodate future development of this property.  The property is in the Grand 
Junction Rural Fire Protection District, served by the Grand Junction Fire 
Department through an intergovernmental agreement between the City and the rural 
fire district. No changes in fire protection and emergency medical response are 
expected due to this annexation. Primary response is from Fire Station 1 at 620 
Pitkin Avenue and from that location response times are within National Fire 
Protection Association guidelines. Fire Station 1 has the capacity to handle calls for 
service resulting from this annexation. 
 
Staff has found the public and community facilities are adequate to serve the type 
and scope of urban land uses in the future at such time the property is further 
urbanized, and existing public facilities can accommodate the industrial/heavy 
commercial operation of RV and boat storage rental units in the near term, therefore 
this criterion has been met. 

 
(4)    An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or 
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City parcels within the intermediate area are primarily zoned I-1 or I-2, both which 
implement the Land Use Designation of Industrial. Therefore, staff has determined 
that there is not a deficit of zone districts that can implement this land use. This 
criterion has not been met. 

 
(5)    The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.   

 
Annexation and zoning of the properties will create additional land within the City 
limits for city growth and it helps fill in the patchwork of unincorporated and/or urban 
area that is adjacent to the City limits. The annexation is also consistent with the City 
and County 1998 Persigo Agreement. The requested zone district will provide an 
opportunity for industrial businesses consistent with the Comprehensive Plan to 
meet the needs of the growing community.  This principle is supported and 
encouraged by the Comprehensive Plan and furthers the plan’s goal of fostering a 
vibrant, diverse, and resilient economy identified in Plan Principle 2: Resilient and 
Diverse Economy, found in Chapter 2 of the 2020 One Grand Junction 
Comprehensive Plan.   

 
Therefore, Staff finds that this criterion has been met. 
 
COMPLIANCE WITH THE COMPREHENSIVE PLAN 
The rezone criteria provide that the City must also find the request consistent with the 
vision, goals, and policies of the Comprehensive Plan. Staff has found the request to be 
consistent with the following goals and policies of the Comprehensive Plan: 

• Plan Principle 2.1.a. – Economic Diversity: Support the further diversification 
of the economy that is prepared to anticipate, innovate, and proactively 
respond to cyclical economic fluctuations and evolution. 

• Plan Principle 3.1.b. –  Intensification And Tiered Growth: Support the efficient 
use of existing public facilities and services by directing development to 
locations where it can meet and maintain the level of service targets as 
described in Chapter 3, Servicing Growth. Prioritize development in Tier 1: 
Urban Infill areas. 

 
Relationship to Existing Zoning.  Requests to rezone properties should be considered 
based on the Implementing Zone Districts assigned to each Land Use Designation. 

• Guide future zoning changes. Requests for zoning changes are required to 
implement the Comprehensive Plan. 

 
RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the Roy’s RV Annexation, ANX-2021-770 request for the property 
located at 2795 Riverside Parkway from County RSF-R (Residential Single Family 
Rural) to I-1 (Light Industrial), the following findings of facts have been made: 
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1. The request conforms with Section 21.02.140 of the Zoning and Development 
Code. 

2. The request is consistent with the vision (intent), goals and policies of the 
Comprehensive Plan. 

 
Therefore, Staff recommends approval of the request.   
  
SUGGESTED MOTION: 
  
Mr. Chairman, on the Zone of Annexation for the Roy’s RV Annexation to I-1 (Light 
Industrial) zone district, file number ANX-2021-770, I move that the Planning 
Commission forward a recommendation of approval to City Council with the findings of 
fact listed in the staff report.   
  

Attachments 
  
1. Exhibit 1. Development Application 
2. Exhibit 2. Annexation Schedule and Summary Table 
3. Exhibit 3. Annexation Plat Map 
4. Exhibit 4. Site Maps and Picture 
5. Exhibit 5. Neighborhood Meeting Documentation 
6. Exhibit 6. Roy's RV Annexation Ordinance 
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ROY’S ANNEXATION SCHEDULE
January 4th, 2023 Referral of Petition, Intro Proposed Ordinance, Exercise Land Use 
January 10th, 2023 Planning Commission Considers Zone of Annexation
January 18th, 2023 City Council Intro Proposed Zoning Ordinance 
February 15th, 2023 City Council Accept Petition/Annex and Zoning Public Hearing 

March 19th, 2023 Effective date of Annexation and Zoning
ANNEXATION SUMMARY

File Number ANX-2019-269
Location 3095 D ½ Road
Tax ID Number(s) 2943-164-00-056
Number of Parcel(s) 1
Existing Population 2
No. of Parcels Owner Occupied 1
Number of Dwelling Units 1
Acres Land Annexed 14.83
Developable Acres Remaining 14.83
Right-of-way in Annexation 31 Road
Previous County Zoning RSF-R
Proposed City Zoning R-8 and C-1

North: RSF-2 and R-5 (City)
South: RSF-R
East: RSF-R

Surrounding Zoning:

West: RSF-R
Current Land Use Single-family residential/agricultural
Proposed Land Use Single-family residential and Commercial

North: Single-family residential
South: Single-family residential
East: Single-family residential

Surrounding Land Use:

West: Single-family residential
Comprehensive Plan Designation: Neighborhood Center
Zoning within Comprehensive Plan Designation: Yes: X No:

Assessed $142,550
Values:

Actual
Address Ranges

Water Ute
Sewer Persigo
Fire Clifton
Irrigation/Drainage GVID & GVDD/5-2-1
School School District 51

Special Districts:

Pest Grand River Mosquito Control District
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DISCOVERY OF SUCH DEFECT.  IN NO EVENT MAY ANY ACTION BASED UPON ANY
DEFECT FOUND IN THIS SURVEY BE COMMENCED MORE THAN TEN (10) YEARS
FROM THE DATE OF THE CERTIFICATION SHOWN HEREON.

SCALE: 1" = 50'
LINEAL UNITS = U.S. SURVEY FOOT
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ROY'S RV ANNEXATION

SURVEY ABBREVIATIONS

P.O.C. POINT OF COMMENCEMENT
P.O.B. POINT OF BEGINNING
R.O.W. RIGHT OF WAY
SEC. SECTION
TWP. TOWNSHIP
RGE. RANGE
U.M. UTE MERIDIAN
NO. NUMBER
REC. RECEPTION NUMBER

Located in the NE1/4 NE1/4, SECTION 24, TOWNSHIP 1 SOUTH, RANGE 1 WEST,
UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

THIS IS NOT A BOUNDARY SURVEY

RENEE BETH PARENT DATE
STATE OF COLORADO - PL.S. NO. 38266
FOR THE CITY OF GRAND JUNCTION
333 WEST AVENUE - BLDG. C
GRAND JUNCTION, CO. 81501

NOTE:
THE DESCRIPTION(S) CONTAINED HEREIN HAVE BEEN DERIVED FROM
SUBDIVISION PLAT, DEED DESCRIPTIONS & DEPOSIT SURVEYS AS THEY APPEAR IN
THE OFFICE OF THE MESA COUNTY CLERK & RECORDER.  THIS PLAT OF
ANNEXATION DOES NOT CONSTITUTE A LEGAL BOUNDARY SURVEY, AND IS NOT
INTENDED TO BE USED AS A MEANS OF ESTABLISHING OR VERIFYING PROPERTY
BOUNDARY LINES.

ROY'S RV ANNEXATION

AREAS OF ANNEXATION
ANNEXATION PERIMETER 1,464.58 FT.
CONTIGUOUS PERIMETER 732.24 FT.
AREA IN SQUARE FEET 63,229 FT2

AREA IN ACRES 1.45

LEGEND
ANNEXATION
BOUNDARY

SITE LOCATION MAP
LEGAL DESCRIPTION

SCALE: 1" = 300'

50'25'

SCALE: 1" = 50'
LINEAL UNITS = U.S. SURVEY FOOT

SQ. FT. SQUARE FEET
Δ= CENTRAL ANGLE
RAD. RADIUS
ARC ARC LENGTH
CHD. CHORD LENGTH
CHB. CHORD BEARING
BLK. BLOCK
P.B. PLAT BOOK
BK. BOOK
PG. PAGE
HOR. DIST. HORIZONTAL DISTANCE

Located in the NE1/4 NE1/4, SECTION 24,
TOWNSHIP 1 SOUTH, RANGE 1 WEST,

UTE MERIDIAN, COUNTY OF MESA, STATE OF COLORADO

A parcel of land being Reception Number 2938049 located in the Northeast Quarter of the
Northeast Quarter (NE1/4 NE1/4) of Section 24, Township 1 South, Range 1 West, Ute
Meridian, Mesa County, Colorado more particularly described as follows:

Commencing at the Northeast Corner of said Section 24, whence the East Sixteenth Corner of
said Section 10 and Section 13 bears S89°59'19”W 1,310.84 feet with all other bearings relative
thereto; thence N89°59'19”W a distance of 227.61 feet along the said North line of the
Northeast Quarter of the Northeast Quarter of said Section 24; thence S00°10'03"E 30.00 feet to
a point on the boundary line of the CARTER-PAGE ANNEXATION, ORDINANCE NO. 4215,
said point being the Northeast Corner of said Reception Number 2938049 and being the Point
of Beginning; thence the following two (2) course's 1) S00°10'03"E a distance of 632.34 feet 2)
N89°55'41"W a distance of 100.00 feet to a point on the boundary line of said CARTER-PAGE
ANNEXATION, ORDINANCE NO. 4215; thence along said boundary line the following two
(2) course's 1) N00°10'03"W a distance of 632.24 feet 2) S89°59'19"E a distance 100.00 feet to
the Point of Beginning.

Said Parcel of land CONTAINING 63,229 Square Feet or 1.�� Acres, more or less.
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ANNEXATION
SITE

333 WEST AVENUE - BLDG. C
GRAND JUNCTION, CO. 81501

ANNEXATION
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EXISTING
CITY LIMITS

N89°59'19"W 1310.84'
(BASIS OF BEARING - NORTH LINE NE1/4 NE1/4)
MESA COUNTY LOCAL COORDINATE SYSTEM

ORDINANCE NO.
PRELIMINARY
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PRELIMINARY

11/01/2022
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2945-241-00-003
COWGER, PATRICK D  &
COWGER, KIMBERLY L

395 28 RD
RECEPTION NO. 2862187

2945-241-00-182
HARVEY, DENNIS D  &

HARVEY, KARL A
383 28 RD

REC. NO. 2059093
except REC. NO. 3040435
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SECTION 18

SECTION 24
SECTION 13
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GERSCH, DAVID E
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GERSCH, DAVID E

398 28 RD

PERRY DRIVE

2943-192-00-019
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BOOK 1043 PAGE 271
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Road Book Petition, Rec. 225
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JCMB PROPERTIES LLC
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3196 MESA LLC

2785 RIVERSIDE PKWY
REC. NO. 2883405
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3196 MESA LLC
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REC. NO. 2883405
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CITY OF GRAND JUNCTION, COLORADO

ORDINANCE NO. 

AN ORDINANCE ANNEXING TERRITORY TO THE
CITY OF GRAND JUNCTION, COLORADO

ROY’S RV ANNEXATION

LOCATED ON PROPERTIES AT 2795 RIVERSIDE PARKWAY
APPROXIMATELY 1.45 ACRES

WHEREAS, on the 4th day of January, 2023, the City Council of the City of Grand 
Junction considered a petition for the annexation of the following described territory to the 
City of Grand Junction; and

WHEREAS, a hearing on the petition was duly held after proper notice on the __ 
day of ________, 2023; and

WHEREAS, the City Council determined that said territory was eligible for 
annexation and that no election was necessary to determine whether such territory should 
be annexed;

NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY 
OF GRAND JUNCTION, COLORADO:

That the property situate in Mesa County, Colorado, and described to wit:

ROY’S RV ANNEXATION
EXHIBIT A

A parcel of land being Reception Number 2938049 located in the Northeast Quarter of 
the Northeast Quarter (NE1/4 NE1/4) of Section 24, Township 1 South, Range 1 West, 
Ute Meridian, Mesa County, Colorado more particularly described as follows:

Commencing at the Northeast Corner of said Section 24, whence the East Sixteenth 
Corner of said Section 10 and Section 13 bears S89°59'19”W 1,310.84 feet with all other 
bearings relative thereto; thence N89°59'19”W a distance of 227.61 feet along the said 
North line of the Northeast Quarter of the Northeast Quarter of said Section 24; thence 
S00°10'03"E 30.00 feet to a point on the boundary line of the CARTER-PAGE 
ANNEXATION, ORDINANCE NO. 4215, said point being the Northeast Corner of said 
Reception Number 2938049 and being the Point of Beginning; thence the following two 
(2) course's 1) S00°10'03"E a distance of 632.34 feet 2) N89°55'41"W a distance of 
100.00 feet to a point on the boundary line of said CARTER-PAGE ANNEXATION, 
ORDINANCE NO. 4215; thence along said boundary line the following two (2) course's 
1) N00°10'03"W a distance of 632.24 feet 2) S89°59'19"E a distance 100.00 feet to the 
Point of Beginning.
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Said Parcel of land CONTAINING 63,229 Square Feet or 1.45 Acres, more or less.

INTRODUCED on first reading on the 4th day of January 2023 and ordered 
published in pamphlet form.

ADOPTED on second reading the ____ day of ____________  2023 and ordered 
published in pamphlet form.

___________________________________
President of the Council

Attest:

____________________________
City Clerk
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EXHIBIT A
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Grand Junction Planning Commission 

 
Regular Session 

  
Item #3. 

  
Meeting Date: January 10, 2023 
  
Presented By: Scott Peterson, Senior Planner 
  
Department: Community Development 
  
Submitted By: Scott Peterson, Senior Planner 
  
  

Information 
  
SUBJECT: 
  
Consider a request by Casas Land Partners LLC, to Amend Ordinance 4482 for the 
Casa de Luz Planned Development to adjust the maximum building height for only Unit 
4 from 24’ to 34’, located at 365 W. Ridges Blvd. 
  
RECOMMENDATION: 
  
Staff recommends approval of the request. 
  
EXECUTIVE SUMMARY: 
  
The Applicant, Casas Land Partners LLC, are requesting to Amend Ordinance 4482 for 
the Casa de Luz Planned Development to adjust the maximum building height for only 
Unit 4 from 24’ to 34’ in anticipation of the next phase of residential development within 
the Casas de Luz Planned Development.  No other changes are being proposed to 
Ordinance 4482. 
  
BACKGROUND OR DETAILED INFORMATION: 
  
The Casas de Luz Planned Development was originally approved in 2011 by City 
Council that allows for the development of a total of 20 residential lots and 
condominium units to be completed over four phases all on a total of 1.88-acres located 
along W Ridges Boulevard in the Redlands.  Since 2011, the applicant has received 
two phasing schedule extensions from the Planning Commission and City Council to 
amend the original phasing schedule as outlined within Planned Development 
Ordinance 4482 for Casas de Luz in order to keep the project active.  One extension 
was granted in 2015 with a 2017 deadline to record a subdivision plat and start 
subdivision infrastructure construction and the other extension was granted in 2019 with 
a December 2022 and 2024 deadline to start infrastructure construction and record a 
Phase 2 subdivision plat respectfully.  The December 2022 deadline to start subdivision 
infrastructure construction has been met.  The entire project subdivision and building 
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development (Phase 4) is scheduled to be completed by December, 2027.   
 
Presently the first two single-family attached residential units (Units 1 & 2) are under 
construction and are anticipated to be completed and receive their Certificate of 
Occupancy within the first quarter of 2023.  The applicant wishes to start construction of 
the next three single-family attached dwelling units (Units 3, 4 & 5) also within the first 
quarter of 2023, however the maximum building height as identified within the original 
Planned Development Ordinance 4482 caps the maximum building height for Unit 4 at 
24’, not 34’ as Units 3 & 5 were approved for.  The applicant is requesting the height 
revision due to the fact that in the process of updating the original 2011 architectural 
drawings and revising the building plans to reflect current market conditions and trends, 
a new development team and architectural firm determined that adding a third level to 
Unit 4 would provide better overall project aesthetics and improve the livability of Unit 
4.  Units 3 & 5 are planned to include a third level as previously approved within 
Ordinance 4482.  The proposed increase in height for Unit 4 would not increase the 
overall height of the other attached three units since all three units are attached and 
Unit 4 is the middle unit.     
 
The default zone district for the Casas de Luz Planned Development residential 
development is R-8 (Residential – 8 du/ac) zone district.  As an example, if the project 
was to be developed within the R-8 zone district, the maximum building height would be 
40’.  The original ordinance for the Ridges Planned Development had the maximum 
building height for single-family structures at 25’, excluding chimneys.  Ordinance 4482 
for the Casas de Luz Planned Development approved deviations for building heights as 
identified within the original Ridges Planned Development and the default zone district 
of R-8 to allow building heights ranging in height from 40’ to 30’ for Units 1 through 3 
and Units 5 through 20.  Proposed Unit 4 was the only dwelling unit/building within 
Casas de Luz that was approved to be less than 30’ in height at 24’.           
 
NOTIFICATION REQUIREMENTS 
 
A Neighborhood Meeting regarding the proposed Planned Development Amendment to 
adjust the building height for Unit 4 was held on November 2, 2022 in accordance with 
Section 21.02.080 (e) of the Zoning and Development Code. The Applicant, 
Developer’s Representatives and City staff were in attendance along with over ten 
neighbors.  The area residents were in general opposition to the building heights as 
currently stated within Ordinance 4482 and the residential development in general and 
therefore do not support the request to adjust the building height for Unit 4. 
 
Notice was completed consistent with the provisions in Section 21.02.080 (g) of the 
Zoning and Development Code.  The subject property was posted with an application 
sign on November 10, 2022.  Mailed notice of the public hearings before Planning 
Commission and City Council in the form of notification cards was sent to surrounding 
property owners within 500 feet of the subject property, as well as neighborhood 
associations within 1000 feet, on December 30, 2022.  The notice of the Planning 
Commission public hearing was published on January 3, 2023 in the Grand Junction 
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Daily Sentinel.   
 
ANALYSIS   
 
The criteria for review is set forth in Section 21.02.150 (b) (2), (e) (1) and (2) (iii) of the 
Zoning and Development Code. The purpose of this section is to amend the Planned 
Development Rezoning Ordinance.   
 
a)  The Comprehensive Plan, Grand Junction Circulation Plan and other adopted plans 
and policies; 
 
The request to amend the Casas de Luz Planned Development Outline Development 
Plan to adjust the building height for Unit 4 is consistent with the following Goals and 
Policies of the Comprehensive Plan.   
 
•    Plan Principle 3: Responsible and Managed Growth 
o    Goal: Support fiscally responsible growth…that promote a compact pattern of 
growth…and encourage the efficient use of land. 
o    Goal: Encourage infill and redevelopment to leverage existing infrastructure. 
o    The proposed Planned Development Amendment will provide for a current level of 
maximum building height as allowed under the existing Planned Development as the 
rest of the properties within the Casas de Luz residential development.   
 
•    Plan Principle 5: Strong Neighborhoods and Housing Choices 
o    Goal: Promote more opportunities for housing choices that meets the needs of 
people of all ages, abilities, and incomes. 
o    The Planned Development Amendment to allow Unit 4 to have a maximum building 
height of 34’ allows for additional floor plan and design flexibility in the type of housing 
unit that can be built in accordance with the Planned Development for Casas de Luz.   
 
•    Plan Principle 8: Resource Stewardship 
o    Goal: Promote the use of sustainable development. 
o    Plan Principle 8 encourages thoughtful planning as it relates to the natural 
resources and development occurring in the city.  It promotes sustainable development 
through the concentration of development in areas that maximize existing infrastructure, 
which is already available on the site of the Casas de Luz residential Planned 
Development.   
 
Therefore, this criterion has been met. 
 
b)  The rezoning criteria provided in Section 21.02.140 (a) of the Grand Junction Zoning 
and Development Code. 
 
(1)  Subsequent events have invalidated the original premises and findings; and/or 
 
The ordinance establishing the Planned Development zoning and Outline Development 
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Plan for Casas de Luz was approved and adopted by City Council in 2011.  The plan 
contemplated the development of 20 residential lots and condominium units to be 
completed over a total of four phases all on a total of 1.88-acres.  The applicant is now 
proposing to amend the PD Ordinance to adjust the maximum building height for only 
Unit 4 from 24’ to 34’. 
 
The area around the Casas de Luz residential development has continued to develop 
since 2011 (Redlands Mesa, The Peaks at Redlands Mesa) in accordance with their 
respective Planned Development zoning.  The requested amendment to modify the 
maximum building height of Unit 4 will allow for additional design flexibility for the 
respective unit but is not due to subsequent events that have invalidated the original 
premise and findings. 
 
Therefore, no subsequent events have invalidated the original premises and findings 
and staff finds that this criterion is not met. 
 
(2)  The character and/or condition of the area has changed such that the amendment 
is consistent with the Plan; and/or 
 
The Casas de Luz residential development is currently under construction in 
accordance with their Planned Development zoning and phasing schedule.  The 
applicant is only requesting to amend the maximum building height of Unit 4 which will 
allow for additional design flexibility for the respective unit.  The character and/or 
condition of the area has not changed from what was previously approved by the 
original Planned Development zoning in 2011. 
 
Therefore, staff finds that this criterion has not been met. 
 
(3)  Public and community facilities are adequate to serve the type and scope of land 
use proposed; and/or 
  
All major utilities are available to the Casas de Luz property and are adequate to serve 
the residential Planned Development as previously approved. 
 
Therefore, staff finds that this criterion is met. 
 
(4)  An inadequate supply of suitably designated land is available in the community, as 
defined by the presiding body, to accommodate the proposed land use; and/or 
 
The Casas de Luz residential development is currently under construction in 
accordance with their Planned Development zoning.  The applicant is only requesting to 
amend the maximum building height of Unit 4 which will allow for additional design 
flexibility for that respective unit.  Therefore there is not an inadequate supply of 
designated land available in the community to accommodate the proposed land use 
since the land area has not changed from what was previously approved by the original 
Planned Development zoning in 2011. 
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Therefore, staff finds that this criterion has not been met or is applicable to the 
applicant’s request. 
 
(5)  The community or area, as defined by the presiding body, will derive benefits from 
the proposed amendment.   
 
The Casas de Luz Planned Development provides a mix of single-family attached and 
residential condominium units that meets the intent of the Comprehensive Plan and 
provides a variety of housing types with more efficient and effective use of the 
land.  However, the proposed amendment is to only adjust the maximum building height 
for Unit 4 within a three-unit single-family attached building from 24’ to 34’.  Presently, 
Units 3 & 5 have a maximum building height of 34’ and with the proposed amendment 
for Unit 4 to also have a 34’ maximum building height, would provide better aesthetics 
according to the applicant since Unit 4 is the middle dwelling unit and would have 
minimal effect to the neighborhood since the building will sit perpendicular to the 
existing dwelling units located on Rattlesnake Court.       
 
Therefore, Staff finds this criterion has not been met. 
 
c)  The planned development requirements of Section 21.05.040 (f) of the Zoning and 
Development Code; 
 
        (1)  Setback Standards.  Principal structure setbacks shall not be less than the 
minimum setbacks for the default zone. 
 
No changes to setbacks established with Ordinance 4482 are proposed. 
 
        (2)  Open Space.  All residential planned developments shall comply with the 
minimum open space standards established in the open space requirements of the 
default zone. 
 
No changes are proposed to open space requirements with this request to adjust the 
maximum building height for Unit 4. 
 
        (3)  Fencing/Screening.  Fencing shall comply with GJMC 21.04.040 (i). 
 
No changes are proposed to standards established with Ordinance 4482.  Fencing and 
screening will be as per Code. 
 
        (4)  Landscaping.  Landscaping shall meet or exceed the requirements of GJMC 
21.06.040. 
 
No changes are proposed to standards established with Ordinance 4482.  Landscaping 
will be as per Code. 
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        (5)  Parking.  Off-street parking shall be provided in accordance with GJMC 
21.06.050. 
 
No changes are proposed to standards established with Ordinance 4482.  Parking 
requirements will be as per Code. 
 
        (6)  Street Development Standards.  Streets, alleys and easements shall be 
designed and constructed in accordance with TEDS (GJMC Title 29) and applicable 
portions of GJMC 21.06.060. 
 
No changes are proposed to standards established with Ordinance 4482.  All proposed 
driveways and curb-cuts from W. Ridges Blvd will be in accordance with the approved 
Site Plan. 
 
d)  The applicable corridor guidelines and other overlay districts. 
 
There are no applicable corridor guidelines or other overlay districts for this property. 
 
e)  Adequate public services and facilities shall be provided concurrent with the 
projected impacts of the development. 
 
All major utilities are available to the property and are adequate to serve the residential 
development as proposed.  Staff finds that this criteria has been met. 
 
f)  Adequate circulation and access shall be provided to serve all development 
pods/areas to be developed. 
 
Adequate circulation and access is provided to all phases of development.  Staff finds 
that this criterion has been met. 
 
g)  Appropriate screening and buffering of adjacent property and uses shall be 
provided; 
 
Not applicable since all adjacent land uses are residential in character.  All HOA tracts 
of land within Casas de Luz will be fully landscaped in accordance with the Zoning & 
Development Code.  Staff finds that this criterion has been met. 
 
h)  An appropriate range of density for the entire property or for each development 
pod/area to be developed; 
 
No change is proposed for the density within the Casas de Luz development which 
allows for a total of 20 residential units.  Staff finds that this criterion has been met. 
 
i)  An appropriate set of “default” or minimum standards for the entire property or for 
each development pod/area to be developed.   
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The only change proposed to the standards is to increase the maximum building height 
for Unit 4 to 34’ to allow for additional usable square footage within the unit.  Section 
21.05.040 (g) of the Zoning & Development Code outlines that the applicant may 
deviate from the default district standards subject to the provision of any of the 
community amenities identified within that section.  City staff finds that the Casas de 
Luz residential development provides a needed housing type with innovative design 
that utilizes the topography of the site.  The design incorporates elements of clustering 
units to allow for more private open space and view corridors from some of the adjacent 
properties located along Rattlesnake Court by situating some of the buildings to be 
perpendicular to the street rather than developed in a solid row of dwelling units that 
would reduce and overall further obstruct views.   
 
For clarity, the proposed Ordinance for this request will also amend the previously 
approved Ordinance 4482 by eliminating the reference to Maximum Building Height 
included as a part of the information under the Default Zone which reads "Maximum 
Building Height:  40' (The default maximum building height for single family attached 
and detached, including two family dwellings shall be 25’ in conformance with the 
previously amended Ordinance 2596 for the Ridges PD.)"  An approval of Unit 4 having 
a maximum height of 34' will mean all units have deviated from the default zone and the 
maximum heights for each building are as set forth in the Deviations section of the 
Ordinance(s).  Ordinance No. 4482 includes the maximum heights for Units 1 through 3 
and Units 5 through 20.  The new proposed Ordinance will replace the height listed for 
Unit 4 as a maximum height of 34'. 
 
j)  An appropriate phasing or development schedule for the entire property or for each 
development pod/area to be developed.   
 
No changes are proposed to standards with Ordinance 4482 or subsequent Ordinances 
4654 and 4895 which established new phasing schedules for the complete 
development and build-out of Casas de Luz. 
 
STAFF RECOMMENDATION AND FINDINGS OF FACT   
After reviewing the Casas Land Partners LLC request to Amend Ordinance 4482 for the 
Casa de Luz Planned Development to adjust the maximum building height for only Unit 
4 from 24’ to 34’, located at 365 W. Ridges Blvd, the following findings of fact have 
been made: 
 
1.    The request conforms with Section 21.02.150 (b) (2), (e) (1) and (2) (iii) of the 
Zoning and Development Code. 
 
2.    The requested Planned Development Amendment does not conflict with the goals 
and policies of the 2020 Comprehensive Plan. 
 
Therefore, Staff recommends approval of the requested Planned Development 
Amendment. 
  
SUGGESTED MOTION: 
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Mr. Chairman, on the request to Amend Ordinance 4482 for the Casa de Luz Planned 
Development to adjust the maximum building height for only Unit 4 from 24’ to 34’, I 
move that the Planning Commission forward a recommendation of approval to City 
Council with the findings of fact as listed in the staff report. 
  

Attachments 
  
1. Site Location, Aerial Photo, Zoning Maps 
2. Site Plan - APPROVED - Construction Plan Set Drawing 
3. Architectural Site Plan - Units 1 - 5 
4. Building Elevations - Unit 4 - 24' 
5. Building Elevations - Unit 4 - 34' 
6. Development Application Dated 11-4-22 
7. Ordinance 4482 - 2011 
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Site Location Map
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Existing Zoning Map
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Comprehensive Plan Future Land Use Map
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Google Maps Street view of property from W Ridges Blvd, looking northwest – 
May, 2021  
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General Report 
For 

Casas de Luz -Unit 4 Building Height 
 

 
Casas Land Partners, LLC requests an amendment to Planned Development Ordinance #4482 to 
increase the maximum height specified for Unit 4.  The original building plans developed in 
2010 were utilized to determine the specific height limits for units and buildings in the project 
based on height above sea level.   
 
In the process of updating and revising building plans to reflect current market demands and 
trends, a new development team and architectural firm determined that adding a partial third 
level to Unit 4 would provide better overall project aesthetics and improve the privacy and 
livability of the unit. Units 3-5 are attached, and a third level is planned for Units 3 and 5.  The 
increase in the height limit for Unit 4 would not increase the overall height of these attached 
units and would result in a very minimal impact to the neighborhood. 
 
A ten foot increase in the height limit for Unit 4 is hereby requested from 4861 feet above sea 
level to 4871 feet above sea level.  It is important to note that the max height for Unit 3 is 4871 
above sea level and the max height for Unit 5 is 4870 feet above sea level.  An amendment to 
the height limit for Unit 4 would result in a max height of 34 feet, the same as currently 
specified in the ordinance for Units 3 and 5. If the project was being developed in a straight 
zone rather than under a PD ordinance, a 40-foot maximum height would apply. 
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Neighborhood Meeting Notes 
Casas de Luz 

Amendment of height limit for Unit #4 
 
A neighborhood meeting was held on November 2, 2022 at 5:00 PM at the Casas de Luz site. 
The meeting was attended by developer representatives, a representative of City Planning and 
neighbors who live adjacent to the project on Rattlesnake Court.  There were no other 
neighbors or invitees from the mailing list who attended. 
 
The developer outlined the request to amend the Planned Development Ordinance for the 
project to adjust the height limit on one unit, Unit 4, in the 20-unit project.  Each unit and 
building were ascribed a height limit in the Planned Development Ordinance based on original 
building designs completed in 2010. An amendment is required to proceed with updated and 
revised building plans.  The developer stated the opinion that the request to increase the height 
from 24 feet to 34 feet was reasonable for several reasons: based on project density, if the 
project were in a straight zone  rather than PD, the height limit would be 40’ under City Code; 
the updated and revised plans provide better aesthetics for the three attached-unit building as 
well as better livability for the subject unit; since the adjacent Units 3 & 5 have a height limit of 
34’, amending height for Unit 4 to 34’ would not increase overall height of the unit buildings 
and would have no to minimal effect on the neighborhood; since the three attached-unit 
building sits perpendicular to the neighbors on Rattlesnake Court, the height of Unit 3 would 
screen the addition of a partial third level from their view. 
 
Many of the neighbors expressed their general opposition to the project and the fact that the 
project is under construction.  Most comments and questions revolved around the overall 
project and the current construction of Units 1 & 2.  There was little specific concern regarding 
Unit 4, rather, there was a concern that future height limits for other units would be pursued in 
the future.  The developer assured the neighbors that, based the current designs for the 
balance of the buildings and units, no further height amendments would be required. The 
height limits in the Planned Development Ordinance provide seven of the eight townhomes in 
the project with height limits that allow a third level, therefore, no height limit adjustment 
would be required for the balance of the townhome units to be constructed.  The developer 
also stated that architecture and engineering is substantially complete for the first set of 
condominium buildings and the height is below the height limit established in the Planned 
Development Ordinance. 
 
 
There was general opposition to the height limits currently established and, based on 
opposition to the project and current height limits established in the Planned Development 
Ordinance , they would not support the request for a height amendment for Unit 4. 
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City of Grand Junction 
Review Comments 

 Date: December 13, 2022 Comment Round No. 1 Page No. 1 of 3 
Project Name: Casas de Luz – Planned Dev Amendment File No: PLD-2022-824 
Project Location: 365 W Ridges Blvd 
 Check appropriate 

  
X if comments were mailed, emailed, and/or picked up. 

       Property Owner(s): Casas Land Partners LLC – Attn:  Mike Stubbs 
 Mailing Address: 205 Little Park Road, Grand Junction, CO 81507 

X Email: rmstubbs@icloud.com  Telephone: 970-257-0532 
 Date Picked Up:  Signature:  

               Representative(s):  
 Mailing Address:  
 Email:  Telephone:  
 Date Picked Up:  Signature:  

         Developer(s):  
 Mailing Address:  
 Email:  Telephone:  
 Date Picked Up:  Signature:  

 CITY CONTACTS 
    Project Manager: Scott D. Peterson, Senior Planner 
    Email: scottp@gjcity.org  Telephone:  970-244-1447 
     Dev. Engineer: Rick Dorris 
    Email:  rickdo@gjcity.org  Telephone: 970-256-4034 
         

 

City of Grand Junction 
REQUIREMENTS 

(with appropriate Code citations) 
 
CITY PLANNING  
1.  Request is for an Amendment to Planned Development Ordinance #4482 for the Casas de Luz 
residential development to adjust the maximum building height for only Unit 4 from 24’ to 34’.  
Application will proceed to public hearing schedule as outlined within these comments.  No additional 
response required.  
Code Reference:  Section 21.02.150 (e) of the Zoning and Development Code.        
Applicant’s Response:   
Document Reference: 
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2.  Planning Commission and City Council Public Hearings:  
Planning Commission and City Council review and approval required for proposed Planned 
Development Amendment request.  City Project Manager will tentatively schedule application for the 
following public hearing schedule:    
     
a.  Planning Commission review of request:  January 10, 2023. 
b.  First Reading of Planned Development Amendment Ordinance by City Council (Consent Agenda):  
January 18, 2023. 
c.  Second Reading of Planned Development Amendment Ordinance by City Council:  February 1, 
2023.  
 
Please plan on attending the January 10th Planning Commission meeting and the February 1st City 
Council Meeting.  Both meetings begin at 5:30 PM at City Hall in the Council Chambers.    
 
If for some reason, applicant cannot make these proposed public hearing dates, please contact City 
Project Manager to reschedule for the next available meeting dates. 
Code Reference:  Sections 21.02.150 (e) of the Zoning and Development Code.    
Applicant’s Response:   
Document Reference:   
 
 
CITY FIRE DEPARTMENT – Matt Sewalson – mattse@gjcity.org  (970) 549-5855 
The Grand Junction Fire Department has no comments or objections to the proposed amendment to 
planned development ordinance #4482. If you have any questions, call the Grand Junction Fire 
Department at 970-549-5800. 
Applicant’s Response:   
Document Reference:   
 
 
CITY ADDRESSING – Pat Dunlap – patd@gjcity.org  (970) 256-4030 
No comments. 
Applicant’s Response:   
Document Reference:   
 
 

OUTSIDE REVIEW AGENCY COMMENTS 
(Non-City Agencies) 

 
 
Review Agency:  Mesa County Building Department 
Contact Name:  Darrell Bay  
Email / Telephone Number:  darrell.bay@mesacounty.us  (970) 244-1650 
MCBD has no objections. 
Applicant’s Response: 
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Review Agency:  Xcel Energy 
Contact Name:  Mike Castro 
Email / Telephone Number:  Michael.a.castro@xcelenergy.com  (970) 244-2715 
Xcel has no issues with adjusting the height of the proposed building. This adjusted height won't 
impact the proposed meter locations or distribution facilities. 
Applicant’s Response: 
 
 
Review Agency:  Ute Water Conservancy District 
Contact Name:  Jim Daugherty     
Email / Telephone Number:  jdaugherty@utewater.org  (970) 242-7491 
No objection. 
Applicant’s Response: 
 
 

REVIEW AGENCIES  
(Responding with “No Comment” or have not responded as of the due date) 

 
The following Review Agencies have responded with “No Comment.” 
1.  City Development Engineer 
 
The following Review Agencies have not responded as of the comment due date. 
1.  City Staff Attorney 
 
The Petitioner is required to submit electronic responses, labeled as “Response to Comments” for 
the following agencies:  

1. N/A. 
 

Date due:  N/A.  Application will proceed to public hearing schedule. 
 
Please provide a written response for each comment and, for any changes made to other plans or 
documents indicate specifically where the change was made. 
 
I certify that all of the changes noted above have been made to the appropriate documents 
and plans and there are no other changes other than those noted in the response. 
 
 
 

Applicant’s Signature  Date 
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CITY OF G R A N D JUNCTION, C O L O R A D O 

ORDINANCE NO. 4482 

AN ORDINANCE AMENDING THE A M E N D E D P L A N N E D D E V E L O P M E N T ZONING 
ORDINANCE FOR THE RIDGES PD FOR LOTS 34A-40A, B L O C K TWENTY-FIVE OF 
THE RIDGES FILING NO. FIVE AND LOTS 41A-43A OF THE R E P L A T OF LOTS 22A 
T H R O U G H 30A, B L O C K TWENTY FIVE THE RIDGES FILING NO. FIVE WITHIN THE 
RIDGES PD " C A S A S DE LUZ P R O P E R T Y " WITH A D E F A U L T R-8 (RESIDENTIAL -

8 DU/AC) ZONE DISTRICT FOR THE D E V E L O P M E N T OF 20 DWELLING UNITS 

L O C A T E D A D J A C E N T TO WEST RIDGES B O U L E V A R D AND W E S T OF S C H O O L 
RIDGE ROAD 

Recitals: 

The land zoned Planned Development under Ordinance 2596 "Zoning Certain 
Lands Annexed to the City Known as the Ridges Majority Annexation" in 1992 has not 
fully developed and/or built out. There are remaining parcels within the approved 
Ridges plan that are still vacant. A proposal for several of the platted "A" lots located 
adjacent to West Ridges Boulevard and west of School Ridge Road, specifically, Lots 
41 A, 42A and 43A, Block 25, Replat of Lots 22A through 30A, Block 25, The Ridges 
Filing No. 5 and Lots 34A through 40A, Block 25, The Ridges Filing No. 5, referred to as 
"Casas de Luz Property or Casas de Luz" has been presented to the Planning 
Commission to recommend to City Council an amendment to the Amended Planned 
Development Ordinance and to establish the underlying zone for these properties that 
total 1.88 acres. 

The Grand Junction Planning Commission, at its August 9, 2011 public hearing, 
recommended approval of the amended Planned Development zoning ordinance for a 
maximum of 20 dwelling units for Casas de Luz Property with a default R-8, (Residential 
- 8 du/ac) zoning district, including some deviations. 

This Planned Development zoning ordinance establishes the standards, default 
zone (R-8), and amends the original Planned Development zoning ordinance for the 
above mentioned properties. 

In public hearings, the Planning Commission and City Council reviewed the 
request for the proposed amended Planned Development approval and determined that 
the Amended Plan satisfied the criteria of the Code and is consistent with the purpose 
and intent of the Comprehensive Plan. Furthermore, it was determined that the 
proposed Plan has achieved "long-term community benefits" by proposing effective 
infrastructure design and in-fill project. While the entire Ridges Planned Development 
provided long-term community benefits with the original PUD, the Casas de Luz project 
further provides a needed housing type, with innovative design and by utilizing the 
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topography of the site. The proposed design incorporates elements of clustering units 
to allow for more private open space within the development. Also, the development 
uses three (3) shared accesses to access the 20 dwelling units, minimizing the impact 
onto West Ridges Boulevard (attached Exhibit A). 

NOW, T H E R E F O R E , BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF 
GRAND JUNCTION THAT THE C U R R E N T PLANNED D E V E L O P M E N T ZONE IS 
A M E N D E D AND LAND A R E A FOR THE A R E A DESCRIBED BELOW WITH THE 
FOLLOWING STANDARDS, DEFAULT ZONE AND DEVIATIONS: 

A. Lots 41 A, 42A and 43A, Block 25, Replat of Lots 22A through 30A, Block 
25, The Ridges Filing No. 5 and Lots 34A through 40A, Block 25, The 
Ridges Filing No. 5 and associated vacated Right-of-Way. 

Said parcels contain 1.88 +/- acres more or less. 

B. This Ordinance is further conditioned: 

1. Density 

The density shall remain the same at 10.6 dwelling units per acre. 

2. Access 

Access for the Plan will be from West Ridges Boulevard in three 
different locations (see Site Layout Plan). Internal access will be 
shared drives and parking areas (tracts), maintained by a 
homeowner's association. 

3. Plan Layout 

The Plan shall have a mixture of two-family, multifamily, and/or 
single-family detached dwelling units. The multifamily dwellings will 
be stacked and will require approval of a condominium map. 
Generally, the building footprint for each dwelling unit in Filing One, 
Filing Two and Filing Four as designated on the Site Layout Plan 
will be a lot. The multifamily units are proposed as stacked 
dwelling units in Filing Three. If the units are to be created for 
separate ownership, a condominium map will be required with the 
building footprint generally being the exterior horizontal boundaries 
of the units. If the units are not created for separate ownership, 
then the building footprints shall generally be the boundaries of the 
lots. All areas outside of a building footprint shall be designated as 
"Tracts" for maintenance responsibility by a homeowner's 
association. 
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4. Landscaping 

Landscaping shall be in conformance with the Zoning and 
Development Code (Code) for a multifamily residential 
development (see Landscaping Plan) with a total of 33 trees and 
212 shrubs to be planted on 1.88 acres along with granite stone 
mulch and dryland grass seed mix in open space (tract) areas. 

5. Phasing 

The Casas de Luz Plan shall be developed in four phases. The 
phasing schedule is as follows (see Site Layout Plan): 

The first phase shall be completed on or before December 31, 2014 
with the recording of a plat with the Mesa County Clerk and 
Recorder consisting of all of the land in the Casa de Luz Property 
which includes all the lots in The Ridges Filing No. 5 abutting the 
frontage road to be vacated by eliminating the lot(s) or platting new 
lots in a manner acceptable to the City's Public Works and Planning 
Director so that access to and from the newly platted parcels is 
accomplished in accordance with City standards. 

The second phase shall be completed on or before December 31, 
2017, with a written approval of a final plan and plat for that portion 
of the Casas de Luz Property. 

The third phase shall be completed on or before December 31, 
2019, with a written approval of a final plan and plat for that portion 
of the Casas de Luz Property. 

The fourth phase shall be completed on or before December 31, 
2021, with the written approval of a final plan and recording of a 
plat with the Mesa County Clerk and Recorder finalizing the Casas 
de Luz Plan. 

6. Community Benefit 

The design incorporates elements of clustering units to allow for 
more private open space within the development. Also, the 
development provides more effective use of infrastructure by 
eliminating public right-of-way and using three shared accesses to 
serve the 20 dwelling units which significantly minimizes the impact 
onto West Ridges Boulevard. 

7. Default Zoning 
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If the first phase for the Casas de Luz Plan is not completed in 
accordance with the approved scheduling phases and the amended 
Plan lapses, then the amended ordinance for the Casas de Luz 
Property shall have no force and effect and the previously amended 
Ordnance 2596 shall be in full force and effect as it applies to the 
Casas de Luz Property. 

If the first phase is completed, then the Casas de Luz Property shall 
have a default zone of R-8, which is in conformance with the 
Comprehensive Plan for this area. The dimensional standards for 
the R-8, (Residential-8 du/ac) zone, as indicated in Section 
21.03.040 (h) of the Zoning and Development Code, are as follows: 

Density: The density shall remain 10.6 dwelling units per acre for 
the Casas de Luz Property. 

Minimum lot area, width, and frontage: (See below for deviations 
from standards forthe Proposed Plan.) 

Detached Single-Family minimum 3000 square feet of area 
minimum 40 feet width 
minimum 20 feet frontage 

Two Family Attached minimum 6,000 square feet of area 
minimum 60 feet width 
minimum 20 feet frontage 

Multifamily No minimums for area, width, or frontage 

Setbacks: 

Front Yard Setback (Principal/Accessory): 20/25 (see deviation 
below) 
Side Yard Setback (Principal/Accessory): 5/3 
Rear Yard Setback (Principal/Accessory): 10/5 

Maximum building height: 40' (The default maximum building 
height for single family attached and detached, including two family 
dwellings shall be 25' in conformance with the previously amended 
Ordinance 2596forthe Ridges PD.) 

Deviations 

1. Minimum Lot Area, Width and Frontage: 
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The Plan is designed to have each of the combined dwelling units 
to be surrounded by open space (see the Site Layout Plan) with 
shared drives for access to the right-of-way, the minimum lot area, 
width and frontage are not applicable. 

Building Setbacks: 

The Plan applies the front and rear yard setbacks to the exterior 
boundary of the Casas de Luz Property rather than the individual lot 
lines. The front yard setbacks are proposed to be deviated further 
as follows: 

Front Yard (see Site Layout Plan): 15' for Filing One; 11' for Filing 
Two; 16' for Filing Four 

Standard setbacks to the exterior boundary of the Casas de Luz 
Property setbacks apply unless otherwise noted. 

Standard setbacks to the exterior boundary of the Casa de Luz 
Property setbacks apply unless otherwise noted. 

Maximum Building Height: 

All measurements for maximum heights are at sea level. 

Un 
Un 
Un 
Un 
Un 
Un 
Un 
Un 
Un 
Un 
Un 
Un 

t 1: 4888' 
t 2 : 4883' 
t 3 : 4871' 
t4 : 4861' 
t 5 : 4870' 
t s6 , 7 & Unit 8: 4868' 
t s9 , 10 & Unit 11: 4868' 
ts 12, 13, & Unit 14: 4868' 
ts 15, 16 and Unit 17: 4868' 
118 
119 
t20 

4850' 
4848' 
4844' 

(See attached building rendering exhibits for clarification of the 
building heights and reference to each unit). 

Multipurpose Easement: 

A 10' multipurpose easement is allowed along the abutting West 
Ridges Boulevard. 
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INTRODUCED on first reading on this 7 t h day of September, 2011 and ordered 
published in pamphlet form. 

P A S S E D AND A D O P T E D on second reading this 21 s t day of September, 2011 and 
ordered published in pamphlet form. 

ATTEST: 

President of the Council 

Stephanie Tuin 
City Clerk 
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CASAS de LUZ 
SCALE: 1" - 20" 

SITE SECTION 1 

CHAM3ERUN ARCHITECTS 
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CASAS de LUZ 
SCALE: 1" - 20' 

SITE SECTION 2 

CHAM BERLIN ARCHITECTS 
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CASAS de LUZ 
S C A L E : 1 " - 20' 

SITE SECTION 4 
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CASAS de LUZ 
SCALE: i* - 20' 

SITE SECTION 6 

CHAMSESUH ARCHITECTS 
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CASAS de LUZ SITE SECTION 7 
SCAlEi 1 - 20 CHAM8ERUN ARCHITECTS 
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CASAS de LUZ SITE SECTION 9 
SCALE: 1" - 20' CHAM3ERUN ARCHITECTS 
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